PLANNING AND ZONING COMMISSION MEETING
City Council Chambers
Tuesday, March 3, 2020
7:30 p.m.
AGENDA
Motion to Open the Meeting
Call to Order/ Roll Call: Duvall, Fink, Lynch, Rataiczyk, Rybarczyk, Sheehan, Stefaniuk, Sipple, and
Whitney
Declaration of a Quorum
Approval of Minutes: December 3, 2019 Planning and Zoning Commission meeting
Pending Business:
1. Request for final approval of subdivision for two lots at 2600 Benton Street, R-1 Residential,
Karen Stramaglio, FourStarLane, Inc.
New Business – Public Hearings: NONE
Discussion Items:
1. Discussion/workshop on pending Zoning Code update
Reports: Update of on-going projects and cases
Motion to Adjourn

City of Rolling Meadows
Planning and Zoning Commission
City Council Chambers
7:30 PM
December 3, 2019
UNAPPROVED
Open the Meeting
Chairman Whitney asked for a motion to open the December 3, 2019 Planning and Zoning Commission
meeting. Mr. Rataiczyk moved to open the meeting, Mr. Stefaniuk seconded. Motion carried. Roll call:
Presiding: Chairman Whitney
Present: Duvall, Fink, Rataiczyk, Stefaniuk
Absent: Lynch, Rybarczyk
Also Present: Rob Horne, Public Works Director; Jo Ellen Charlton, Assistant Public Works Director;
Barry Krumstok, City Manager; Elizabeth Payne, Administrative Services Coordinator
Call to Order
Chairman Whitney called the meeting to order at 7:35 pm and declared a quorum.
Approval of Minutes
Chairman Whitney asked for a motion to approve the minutes from the November 5, 2019 Planning
and Zoning Commission. Mr. Rataiczyk moved to approve the minutes as written and Mr. Fink
seconded.
Roll call:
Mr. Duvall: Yes
Mr. Fink: Yes
Mr. Rataiczyk: Abstain
Mr. Stefaniuk: Yes
Chairman Whitney: Yes
Motion carried. Minutes approved as written.
Pending Business: NONE
New Business: NONE
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Discussion Items:
1. Request for extension of final approval of subdivision for two lots at 2600 Benton Street, R-1
Residential, Karen Stramaglio, FourStarLane, Inc.
Ms. Charlton stated that the applicant had been working with staff to create the final plat of
subdivision to meet the two-year deadline of approval. However, the petitioner had been delayed by
health issues and requested a six month extension to the deadline. The petitioner was hoping that
they would not need quite that long, as they had gone quite far in the creation of the final plat. There
were only a few large outstanding decisions to be made for the plat. It was expected that they would
return soon, barring further health concerns.
Chairman Whitney asked if the petitioner had been moving forward. Ms. Charlton agreed that they
had. They had provided a draft of a final plat, which staff had reviewed. Staff had requested that they
address certain issues, including storm water management along the southern property line. That
concern conflicted with a requirement of the preliminary plat, which was that mature trees were to
remain. However, to provide drainage, digging would have to be done, which would displace those
trees. Staff had suggested underground storm water management solutions, as the lots were very
shallow, and ditches would take up most of the rear yard. The neighbor to the south that had had
concerns had agreed with the removal of the trees in favor of drainage. The petitioner had been
investigating the options when her health concerns had resurfaced.
Mr. Rataiczyk asked if that was the only outstanding concern. Ms. Charlton indicated that to be the
case, as most other items – such as sidewalks and street lights – had been previously addressed in the
preliminary plat approval. Mr. Rataiczyk noted that the underground drainage had been presented as
an option, but the City was not requiring it. Ms. Charlton agreed, noting that it was not included in
the preliminary plat. Mr. Rataiczyk asked how long the petitioner had been actively working toward a
final approval. Staff noted it had been a few months, perhaps since September or October. Mr.
Rataiczyk stated his opposition to an extension, noting it had been two years since the preliminary
approval.
Chairman Whitney stated that he agreed with Mr. Rataiczyk’s concerns, but did not want to bring the
subdivision all the way back through the process from the beginning, as it would come back to the
Commission again regardless. Ms. Charlton noted that if the extension were not granted, the
preliminary plat that came forward in the future might look very different from the existing
preliminary plat. She noted that the final plat had been reviewed under the current requirements,
such as MWRD and other storm water management. She noted that the site was limited, with not a
lot of options.
Chairman Whitney stated that the extension could be granted for a smaller amount of time. Mr.
Rataiczyk agreed and asked if thirty or sixty days would be sufficient. Ms. Charlton stated she would
not consider less than sixty in this case, especially in light of the holidays. She noted that three
months would be reasonable. Chairman Whitney noted that the extension could be considered since
they were working on it. Mr. Rataiczyk added that the petitioner, on previous appearances, had not
seemed interested in providing solutions, but rather in mitigating anxieties, and that concerned him.
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Chairman Whitney stated that there were a few other subdivisions that were nearing their deadlines,
such as the one for 5160 Dupont. Staff noted that final approval had been granted at the same time
as the preliminary approval for the subdivision, but Director Rob Horne wanted to hold off on signing
and recording the plat until the final engineering had been approved. Chairman Whitney noted that
consistency in the handling of these requests was important, and how they handled this one would
guide how they handled others. Staff noted that there was only one other nearing that deadline that
they were aware of – a seven-lot subdivision on Vermont, and that one had waited too long to seek
approval – to date, they had not contacted staff. If that petitioner wanted to come forward, they
would need to start from the beginning.
Mr. Rataiczyk noted that if the Commission was concerned about precedent, he was against allowing
an extension. Staff noted that extensions had been granted in the past for subdivisions.
Mr. Fink noted his agreement with Mr. Rataiczyk’s concerns, and agreed with the ninety day
extension.
Mr. Duvall concurred, and asked if there was any way to prevent further extensions. Chairman
Whitney stated that this was a recommendation to the Council only. The Commission could consider
anything that they liked, and add a condition that no further extensions should be considered. Mr.
Rataiczyk noted that the petitioner could come back and request a further extension. He noted that
he would be more in favor of the extension if it could be limited to ninety days only.
Mr. Stefaniuk noted that he was fine with the extension, and expressed that consistent criteria for
future extension considerations should be a priority.
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Mr. Rataiczyk moved that the Rolling Meadows Planning and Zoning Commission recommend to City
Council approval of the request for extension for approval of the final plat of subdivision to March 19,
2020.
Mr. Fink seconded.
Roll Call:
Mr. Duvall: Yes
Mr. Fink: Yes
Mr. Rataiczyk: No
Mr. Whitney: Yes
Chairman Bisesi: Yes
Yeas – (4) – Duvall, Fink, Rataiczyk, Whitney
Nays – (1) – Rataiczyk
Absent – (2) – Lynch, Rybarczyk
Abstain – (0) – NONE
Motion Approved.
Staff indicated that the item would appear before the City Council for consideration at the December
17, 2019 meeting.
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1. Discussion/workshop on pending Zoning Code update
Ms. Charlton presented items regarding the zoning code update. She noted that the discussion had
begun several meetings before. Staff’s first plan of bringing sections of code for review did not work
well, so staff decided to frame issues that require feedback, including items that have been previously
discussed with this and other committees. Commission feedback is important as staff wants to have
the community dictate what the code becomes, and the Commission members are part of the
community.
Discussion began with outdoor seating. This topic had first been discussed with the Economic
Development Committee, as many outdoor seating requests require Special Uses under the current
code. Ms. Charlton suggested creating a list of standards that staff could approve without bringing
applicants through the public hearing process. Stand-alone restaurants were discussed first. Ms.
Charlton suggested that separation between the outdoor seating and drive aisles be required, and a
physical barrier be installed. Landscaping is also common when a barrier is in place. Ms. Charlton
suggested that an existing stand-along restaurant that wanted to incorporate outdoor seating in their
business model have certain regulations attached, including parking considerations; this could include
reduced parking requirements, off-site parking, and alternate parking arrangements. Umbrellas and
tents are another item that come up frequently. Businesses that use tents tend to utilize them even
in colder months, thus avoiding the fees and taxes of an expansion but getting all the benefits.
Umbrellas and tents are often used for advertising, so the amount of signage permitted on tents and
umbrellas, if permitted, should be considered as well. Ms. Charlton noted that outdoor seating
restrictions on hours should also be considered, whether the hours coincide with the liquor license or
be regulated separately.
Mr. Duvall suggested that an outdoor seating area with a barrier should only be accessible from
within the restaurant. Such an area for a stand-alone building should be permanent. He believes that
having the area be open allows for the possibility of underage drinking on the site. He believes tents
should not be permitted. Advertising on umbrellas should be left to the discretion of the owner.
Mr.Rataiczyk agreed that tents should be prohibited, except for limited, permitted, and inspected
special events. If they are simply allowed for outdoor seating areas, they might not be properly
installed or maintained.
Mr. Rataiczyk asked about parking calculations. He asked about the percentage of capacity that is
used to calculate required parking. Staff reported that the current code requires 1 space for every 50
square feet of publicly available area (not counting kitchens, storage, etc.), plus one parking space for
each two employees. For example, that would come out to 20 spaces per 1,000 square feet, plus
employee parking. Mr. Rataiczyk suggested that the requirement be extended to include the outdoor
area. Ms. Charlton added that exceptions could be requested through the Planning and Zoning
Commission. Mr. Rataiczyk agreed with requiring access to an outdoor seating area serving liquor
should be through the restaurant only, and that the requirement should only apply to stand-along
businesses. Mr. Duvall and Mr. Fink agreed. Mr. Whitney added that emergency exits in the barrier
should be included. Staff noted that the current code required that outdoor seating areas that served
liquor and had barriers accessible from the outside were required to have a staff member monitoring
the entrances at all times. The Commission agreed that was a good requirement.
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Mr. Rataiczyk noted that the hours should be contingent on the area the outdoor seating would be
located in, such as reduced hours near residential districts. Ms. Charlton noted that if there was no
restriction on hours in the zoning code, the area would adhere to the liquor licensing hours. Staff
noted that the current code restricted hours to 6:00 am-10:00 pm Sunday through Thursday, and
6:00 am-11:00 pm Friday and Saturday. The Commission expressed concern about enforcement. Ms.
Charlton noted that enforcement was likely done on a complaint basis. Chairman Whitney noted that
most outdoor seating was not near residential, and that none was close enough to cause concern.
Chairman Whitney asked if a fence or other barrier should be required if liquor was bring served
outdoors, as was currently required in the zoning code. Staff noted that the Economic Development
Committee had suggested that a fence might be too much to require, and the City Manager had
suggested other types of barriers, such as plants. The Village of Arlington Heights also does not
require barriers around their outdoor seating any longer, even with liquor service, as it is not a state
requirement. Ms. Charlton added that the elected officials had been discussing what Arlington
Heights allows, specifically in their downtown area. Much of the seating is on the public sidewalk,
which is different from a private walk, because the Village licenses the use of the public walk. Such is
not the case in Rolling Meadows. Outdoor seating is on private property. Mr. Rataiczyk noted that, in
the effort of streamlining the process, it is better to constrain the use, rather than be overly
permissive. Requiring a barrier seemed wise in general. Downtown Arlington Heights is a much
different environment than anywhere to be found in the City. Chairman Whitney reminded the
Commission about the ADA clearance requirement, and expressed concern that a seating area
without a barrier would continue to expand and block the required clearances. Ms. Charlton noted
that ADA requirements were three feet to move and five feet to turn around. She asked if the
Commission preferred a requirement of three feet or five feet. Discussion turned to Bigby’s Pour
House as an example of a restaurant that wanted to have outdoor seating with liquor service. They
had been approved for outdoor seating with no liquor as of the meeting. The owners were notified
that a Special Use is required. Mr. Rataiczyk believed that the clearance should be dictated by the
length of walkway being proposed for outdoor seating. Mr. Fink asked about the Economic
Development Committee’s thought process behind not requiring fencing. Staff could not speak to the
Committee’s thought process, but barriers were not required by the state liquor code, and the
Committee may have wanted to emulate the downtown Arlington atmosphere. Ms. Charlton asked if
plenty of space were available, and liquor was to be allowed, would that be a good thing for the
business and the City. Mr. Fink noted that a permanent barrier should be considered where the
seating area was going to be close to drive aisles. Discussion ensued regarding drive aisles and
through roads, and adequate parking. Mr. Rataiczyk and Mr. Fink suggested that a clear delineation
between the seating area and the drive aisles should be in place, such as bollards for safety. Staff
noted that five feet of clearance from any roadway was required under the current code, and
variations were required to seek a Special Use. The Commission considered how to streamline the
process for outdoor seating regarding clearances. Staff suggested that clearances be written into the
code – three feet minimum for clearance beyond the tables and if there is less than five feet beyond
that, bollards are required for safety.
Mr. Rataiczyk noted that the stand-along restaurants and restaurants that were part of a strip center
should be handled separately, stating that those within a strip center would not be as clear-cut as
those for a stand-alone restaurant. He added that he agreed with Chairman Whitney’s suggestion of a
three foot clearance for seating areas less than fifteen feet in length, and five feet for areas fifteen
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feet or greater in length. Staff suggested to make the requirement five feet of clearance for all to
streamline the code. Anything not meeting the standards either cannot have an outdoor seating area,
or would need to seek an exception from the Commission.
Mr. Stefaniuk agreed with the discussion so far.
Mr. Fink also agreed with the discussion so far. He added that solid colored umbrellas with no
advertising should be allowed. Hours should be restricted to whatever the noise ordinance allowed.
Mr. Rataiczyk agreed with restricting the hours to the noise ordinance. Tents should also be allowed
on a special event basis, not permanently.
Mr. Rataiczyk asked why limiting advertising on an umbrella, but allowing a corporate logo, would be
difficult. Ms. Charlton noted that it might constitute content based sign regulations in violation of a
recent court case. As such, he agreed that no advertisement should be allowed. Mr. Stefaniuk
thought it should be limited to the logo of the business only. Ms. Charlton stated that the size of the
logo could be regulated, but not the content. Mr. Fink clarified that not allowing logos was permitted.
Mr. Fink asked if names were allowed on awnings. Staff noted that signage was permitted on an
awning.
Ms. Charlton asked if the Commission wanted to require a landscaped barrier around stand-along
restaurants’ outdoor seating areas. The Commission thought it was a good idea.
Ms. Charlton asked about temporary fencing for outdoor seating areas. She provided some examples
that could be attached to the ground or placed (such as stanchions with ropes or chains) and
removed during the winter. The Commission expressed that fencing was not necessary for outdoor
seating areas that met the requirement previously discussed of a five foot clearance for ADA and an
additional five feet for safety. Ms. Charlton summarized the requirement as the seating area being
immediately next to the building, having only one row of tables, having five feet of clearance for ADA
and the additional five feet beyond that, and no additional parking requirements. She noted that
some codes regulated the materials of the outdoor seating chairs and tables. The Commission noted
that they wanted to see metal or heavy wood. Staff noted that the Economic Development
Committee had wanted to allow for different kinds of materials, as some plastics could be heavy and
some metals could be very light. A suggestion was made to leave the approval of the outdoor seating
materials to the Public Works Director, or his designee. This would include a review process. Mr.
Rataiczyk suggested coming up with a listing of pre-approved outdoor furniture for prospective users
to choose from, and require that anything not on that list have cut sheets with specifications
provided. This would not be in the code, but would be provided as information in advance to help
streamline the process.
Ms. Charlton next brought up screening. She noted that requirements and best practices for
screening dumpsters had changed over time. Commercial areas and industrial areas tended to be
different, as well. Ms. Charlton provided some examples of existing screening, including a masonry
enclosure with a wood fence that did not completely screen the height of the dumpster. The existing
code required that the dumpster’s height be screened, but that the screening be no higher than eight
feet. Similar language can be maintained for commercial areas with high traffic. She expressed
support for masonry screening. She noted that the trigger for requiring the screening, if it was not in
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place already, should be discussed. She suggested the next buildout. Mr. Rataiczyk suggested that the
trigger should be a building permit above a certain construction value. That would preclude a
business requiring a small amount of work from having an unexpected, and potentially high expense.
Ms. Charlton noted that flexibility was a good thing to have when retrofitting this type of
requirement into a code. Starting small would be helpful when bringing existing buildings and owners
up to the new code. Mr. Duvall added that the cost of a screening enclosure was relatively small
compared to some of the buildouts that come through the City. It should become normal.
Ms. Charlton asked about screening in an industrial area. Mr. Rataiczyk noted that, unless it was a
transitional area or abutting a different use, screening refuse containers was not necessary to write
into the code. Ms. Charlton noted that a business along Rohlwing Road had an unscreened dumpster
visible from the right-of-way. She noted that the Comprehensive Plan suggested upgrading the
industrial areas, and promoting redevelopment in the area. Higher standards of development would
be needed to attract these businesses. Chairman Whitney and Mr. Fink suggested that screening be
required if the dumpster was visible from the right-of-way, on at least one side. Mr. Rataiczyk
suggested that collection would be made more difficult in these areas if full screening was required.
Mr. Fink added that a hardship could be created as well if the placement and screening were not part
of the business plan. Most people, given the screening requirement, would move the dumpster out of
sight, rather than incur the cost of screening if they have the room.
Ms. Charlton brought up screening of rooftop mechanical units. She provided some examples, such
as the Atrium on Golf Road, which had very obvious and unscreened rooftop units. She noted that
such screening was easy to accomplish, and could afford sign opportunities. Mr. Duvall stated that
such barriers were not as easy as supposed. Most barriers require expense upgrades to roof systems
to be able to hold against wind and storms, becoming a structural issue. He also noted that certain
clearances were required for these units, and it was very expensive to install appropriate barriers
after a building had been constructed. Writing in for new construction would be acceptable, as the
requirements could be incorporated into the plans. Ms. Charlton noted that the Atrium was
considering modifications to their signage, as prospective new tenants would like to have visible
signage. Ownership was considering extending an existing parapet along the rooftop to allow for
additional signage. She asked if the additional parapet would fall under the same hardship as
screening rooftop units. Mr. Duvall stated that he thought the main considerations were the weight
of the addition and the ability to withstand wind. Mr. Rataiczyk pointed out that parapets were part
of the walls. Mr. Duvall admitted that was different than creating new screening. Mr. Rataiczyk
suggested encouraging owners considering such an expansion to extend the parapet to the edge of
the building. The resulting screening would be a substantial improvement. Mr. Duvall noted that in
this instance, the clearance requirements would be waived, as it would not be close enough to the
machine. The new requirements would be written into the code, and existing structures would
become legal non-conforming. Requiring retrofitting existing buildings should not be done, but items
that are problematic to the community should be encouraged to apply. Ms. Charlton noted that
screening requirements existed for outdoor storage.
Mr. Duvall brought up ground level mechanical units. He noted that new construction should be
required to incorporate the screening to limit impact on the neighbors. Ms. Charlton asked what the
trigger for screening should be. Mr. Duvall added that any screening at all would block the sound and
the sight, but it has to be properly ventilated. Any commercial ground-level mechanical should be
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screened.
Ms. Charlton turned discussion to additional screening requirements. These included outdoor storage
and retail, such as construction and landscaping materials. Such areas are open and screened for the
entire height of the product. She also mentioned screening between incompatible uses, such as
industrial abutting residential. Cellular facilities were discussed, including small cell sites. It was
mentioned that small cell sites had been dealt with separately in the code under the right-of-way
section of the City Code. It was asked if any controversial small cell sites had been brought forward.
There had been none, except for the tower in Kimball Hill Park. Ms. Charlton noted that standards for
this could be considered at a later time if such requests came in. Mr. Rataiczyk thought that setting
standards for technology such as the small cell sites could be problematic as technology changes and
the City tries to keep up. It was suggested that all cell towers be Special Uses and considered on a
case-by-case basis.
Ms. Charlton brought up donation boxes. It was noted that Mr. Lynch, not present at this meeting,
had provided some comments for the Commission on the items discussed, and his suggestion was to
ban them in the City. The Commission noted that having them be visible from the street should not
be allowed, though it is understood that they cannot be screened, or they will not be utilized. They
should be set back to the side of the business and well-maintained. Previously, they had been
considered accessory structures, and required to be to the side or rear of a building. However, Ms.
Charlton pointed out that having them in those locations might dissuade users who come late at
night. A requirement for lighting was considered. Mr. Fink noted that, unless properly placed, these
boxes could also pose a hazard for drivers when attempting to pull out of a parking lot. Mr. Rataiczyk
asked who sponsored the boxes. Ms. Charlton noted that it could be anyone, including a for-profit
company. Mr. Rataiczyk pointed out that there are other ways to donate, including storefront
locations for organizations like Salvation Army, Goodwill, or local churches. Mr. Stefaniuk added that
these boxes are often not maintained. Mr. Rataiczyk noted that the enforcement of standards would
be incredibly difficult. He agreed that they should not be allowed. Mr. Fink noted that other towns
had similar bans. Ms. Charlton added that it was an accessory use and could be regulated accordingly.
Mr. Stefaniuk asked if the ones currently in the City would need to be removed. Staff replied that
would be the case once the new codes were in place. The Commission recommended not allowing
the donation boxes in the City.
Ms. Charlton turned the discussion to home occupations. She noted that it was good to have
regulations to allow businesses to grow within the City, starting small at home. One thing that needs
to be considered is whether they are allowed in principal or accessory buildings. Currently, they are
allowed in both, but limited to 300 square feet in the principal building. The Commission suggested
that home occupations should be limited to principal buildings. Mr. Rataiczyk noted that people
would likely expand beyond any regulations set, and problems would be dealt with on a complaint
basis. As long as the use did not bother anyone, it should not be a problem. Mr. Fink noted that
expansion of the business would likely require additional construction work needing permits, which
Ms. Charlton stated would not be supplied. Discussion ensued, and the Commission decided that
current regulations would be fine. Mr. Fink asked if business licenses were required for home
occupations. It was confirmed that they were. Mr. Fink asked if inspections were performed. It was
confirmed that they were not, but it could be the case if the Commission desired. Mr. Duvall asked if
the business license details the business, and staff confirmed that it did. Mr. Duvall noted that
accessory structures could become storage or a shop for contractors or other home occupations, if
Page 9

Minutes of the Planning and Zoning Commission
December 3, 2019

allowed. Ms. Charlton noted that the application could be expanded to require additional
information, and the application would then become a record, if inspections were not required. Mr.
Rataiczyk noted that self-reporting and complaint-based enforcement should be fine. Mr. Duvall
agreed. Staff added that the current code required that no one looking at the home should be able to
tell that it was a home-based business. This included regulations against businesses that require
customers on site. Ms. Charlton asked if existing codes were acceptable to the Commission. The
Commission agreed. Mr. Rataiczyk noted restricting the amount of people working for the home
business is a good idea. He noted that items that might cause a problem are parking or deliveries.
Complaints would trigger an investigation. Staff asked about home baking/catering businesses, which
were not permitted under the current code. Other municipalities do permit such businesses, as
regulated. The Commission decided that such businesses should be permitted, and regulated by the
health department. No sales on premises would be permitted. Mr. Horne agreed that such businesses
should be permitted, and another community had provided language that could be enforced fairly
easily. Mr. Rataiczyk asked about signs allowed for home occupations. Ms. Charlton noted that it was
not permitted. It was noted that homes are required to remain homes, and should not be identifiable
as a home occupation outside. Ms. Charlton asked if number of customers on site had been
addressed in the code. Staff noted that the code currently seemed to limit the number of customers
to three at a time. Mr. Horne noted that some types of businesses, such as accountants, might have
multiple people at desks. Staff noted that the current code limited employees of a home occupation
to the immediate family. It was suggested again that employees be limited to family plus one other
employee. Ms. Charlton noted that regulation was common. The Commission noted that as long as
parking was not impacted and there were no complaints, there should be no problem.
Ms. Charlton turned the discussion to accessory dwelling units, noting that these were becoming
more commonly discussed as codes were updated. These units could be used to accommodate aging
parents, disabled children, etc. She noted that they could be in both principal and accessory
structures, and that if they were located in accessory structures, they could be combined into an
existing structure, or demised to create two separate units. She provided an example of a coach
home in Forest Park. It was a separate structure on the same lot. She stated that certain corridors in
Rolling Meadows might provide an opportunity for these types of structures. Single family homes
could also be converted to duplexes. Many would divide the home into an upper apartment and a
lower one. She noted that upper level apartments would require exterior exit routes, which would be
unattractive.
Mr. Rataiczyk noted that accessory structures’ height limits should be raised to allow for additional
stories on the structures. Raising the height to a point where a gable with dormers could be
constructed would be beneficial. Ms. Charlton asked what the purpose of the height increase would
be. Mr. Rataiczyk noted it would be for storage. In general, he was not in favor of allowing duplexes.
He did not believe there were areas in the City that such uses would work in. Mr. Fink added concerns
about parking. Ms. Charlton stated that it might be premature to address accessory dwelling units in
this code update, and that additional conversation could be held later. Mr. Horne suggested that
general height requirements by zoning district, regardless of if the structure was principal or
accessory, might be helpful to additional allowances while protecting neighbors.
Ms. Charlton spoke about the sign code. She noted that the sign code could be located in either the
zoning code or the building code. If it is located in the zoning code, any variations will require a public
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hearing before the Commission. If located in the building code, it is possible to eliminate variations
entirely, or they would go directly before the City Council with no public hearing. Variations are
supposed to have standards and hardships associated with them. However, previous variations
granted in the City did not seem to have any hardships associated with them. Placing the sign code in
the building code is one way to restrict variations. The zoning code could narrowly define conditions
under which variations would be considered, and include standards that must be met before a
variation would be considered. The City Council would then consider after the public hearing, and
could allow the variation, even if the standards and requirements had not been met. Mr. Horne asked
if the sign code was under the building code, and a request went to the City Council to vary a
requirement when variations were not allowed, if the Council would be approving a variation or an
amendment to the code. Ms. Charlton clarified that it would be a modification of the sign code as a
whole. The Commission decided to put the sign code under the zoning code, but constrain potential
applications for variations with standards for hardship that allow for interpretation, but limit the use.
Mr. Horne noted that one argument for hardship that cannot be used is financial consideration. Ms.
Charlton added that size, configuration, and location of the property can all be considered. Mr. Duvall
asked if the sign code was located in the zoning code, if signage adjacent to another district would be
protected. Ms. Charlton indicated that there were ways to manage that. One method to do that is to
regulate corridors or areas, as opposed to zoning districts, as the City’s districts were so spread out.
Mr. Rataiczyk asked if that would be the wiser course. Ms. Charlton stated that it was appropriate for
Rolling Meadows, both because of the way the corridors had developed over time, and the corridors
are mentioned in the Comprehensive Plan. Mr. Rataiczyk noted that such an approach allowed for
specificity in particular areas. Mr. Horne agreed, noting that the needs of a major road would be
different than those of an interior road. Ms. Charlton noted that, even within corridors, specific
conditions could be considered, such as stand-alone buildings as opposed to multi-tenant buildings.
Ms. Charlton noted that any exceptions, variations, or retro-fitting of the new code would exempt
Planned Developments that had signage included. Those signs could only be changed with an
amendment to the Planned Development. Staff would compile a list of Planned Developments, and
attempt to discern which had been approved with signage. If the majority of the areas of concern
were already regulated by Planned Developments, sign code updates might be frivolous.
Ms. Charlton noted that comprehensive sign permits should be considered. This would mean that
permits for new signs would not be issued until a complete package, including all signs and
compliance with current codes, would be provided. The Commission agreed with the idea.
Ms. Charlton noted that corridors had been discussed, and that staff would move forward with the
listing of Planned Developments. She provided some examples of other corridors that had updated
and enforced sign codes. Single tenant signs are usually allowed to be eight feet in height, and multitenant signs are usually allowed twelve or fifteen feet. The updates had taken years to come to full
fruition, but the results are desirable for the City. The Commission agreed that the results are worth
the investment. Ms. Charlton provided an example of another town had implemented a complete
streets program, which allows for better access to state funding, and is recommended by the City’s
Comprehensive Plan. This policy commits to making improvements to rights-of-way that address all
transportation needs, including pedestrians, bicycles, and buses. That town did not update their sign
code, but businesses in the area recognized the modified scale and voluntarily modified their sign
requests accordingly.
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Ms. Charlton stated that window signs needed to be discussed. She suggested that a distinction
between temporary and permanent signs be made. Permanent signs are those that are permanently
affixed to the window, such as neon signs. A temporary sign is a paper one affixed to the window
with tape. Under the current code, fifty percent of each window pane was allowed to be covered by
signage. She noted that better definition was likely needed. She suggested that some other codes
defined a pane as the windows between architectural features, such as a column. She requested
comment on the existing fifty percent allowance and the definition of a window pane. Mr. Rataiczyk
asked if the regulation was meant to address an aesthetic issue, or light allowance. Ms. Charlton
noted that most police departments do not like a lot of coverage of windows, as it lessens their
visibility into the business. The Commission decided that a twenty-five percent allowance, with the
suggested definition of window pane, was acceptable. It was suggested that temporary window signs
could have their duration regulated. Mr. Horne noted that such regulations were difficult to enforce.
The Commission agreed. The inspectors would simply view how much of a window is covered by a
sign, and enforce that regulation. Ms. Charlton noted that condition of the signs could also be
regulated. Discussion ensued regarding temporary window signs. It was noted that regulations could
be considered to include permanent window signs in the window coverage calculations. Mr.
Krumstok noted that there were some City requirements that needed to be considered as well. Mr.
Horne added that regulations could be included that excluded code required signs from calculations.
It was noted that a large amount of signage was overwhelming. A smaller permitted coverage for
windows would cause the businesses to be more cautious about what they put up. Ms. Charlton
asked for the Commission’s feedback of neon signs and lighting around windows. She noted that, in
her experience, allowing lighting to outline windows can get out of hand, and be unattractive. She
would recommend not allowing it. Mr. Horne noted that flashing, animated, and other attention
getting signs should also be regulated. The Commission agreed that these lights should be prohibited.
Mr. Krumstok noted that the City Hall Community Events sign should be excluded from that
regulation.
Mr. Krumstok also noted an objection to feather flag temporary signs due to lack of maintenance and
the signs remaining past when they are allowed. He stated that, if they are not disallowed, they
should be tightly regulated. Mr. Rataiczyk stated that for the first year or so after the code is changed,
greater enforcement will be needed. Mr. Horne noted that, while restrictions may be easier in many
cases, the code needs to help businesses. The City wants to create the environment that allows
businesses to do what they need to, but still falls into the framework of the code requirements and
the community’s vision. Mr. Krumstok noted that A-frame signs could be allowed as long as they are
not impeding pedestrian traffic. He also noted the sign regulations regarding gaming establishments,
also known as the G-1 liquor license. The license restricts how much signage for these establishments
are allowed to advertise their gaming.
Ms. Charlton discussed blade signs. They extend perpendicular from the side of the building so they
are visible to pedestrians walking along an adjoining sidewalk. They could be incorporated into strip
shopping centers as a permanent alternative to temporary A-frame signs. Mr. Rataiczyk noted that
they provide a framework for cohesion throughout the center. Ms. Charlton suggested that center
owners be encouraged to provide these signs for all their tenants.
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Chairman Whitney asked for a consensus on feather flags. The Commission agreed that they should
not be allowed. Ms. Charlton noted that they were temporary, but the Commission did not feel that
businesses abided by that requirement. It was noted that they work for grand openings, but that the
feather flag would remain long after it should.
Mr. Fink summarized that the window signs would be limited to twenty-five percent of the window
as defined between architectural features, perimeter window lighting would not be allowed, and
window signs were not to be allowed to move or flash. Mr. Rataiczyk asked if the sign would be
measured based on the size of the tubes or the construction of the back. Staff noted that it would be
the whole area covered by the sign. Mr. Stefaniuk asked if there was a limit to the number of signs
permitted in the windows. Staff noted that the number could be regulated, but that it should not be
necessary, as the coverage of the window would be regulated.
The Commission discussed temporary signs. Feather flags would not be permitted, but balloons and
A-frame signs would be permitted. The Commission also expressed that the blade signs should be
permitted. The regulations regarding gaming signs should also stay in place. Any temporary signage,
including balloons would be permitted only by permit with a time frame limit. Ms. Charlton asked the
Commission if they would accept A-frame signs without a permit, provided they did not obstruct
walkways. The Commission agreed.
Ms. Charlton brought up banner signs. Chairman Whitney noted that the City used banners for
events quite liberally. Ms. Charlton noted that the current code allows not-for-profit organizations
special exceptions to the sign code. That could no longer be done, as the regulations are based on
content, which conflicts with content neutral sign code requirements. Content-based regulations are
not allowed. Some strategies to continue to allow these types of signs for not-for-profit organizations
has been considered by other municipalities, but has not be legally tested. Mr. Rataiczyk noted that
the concern regarding these signs is, as with the feather flags, they remain in place far longer than
they should. Mr. Fink asked what the time limit was for special event signs. Staff noted that most
temporary signs were allowed with a permit for thirty days, other than those approved by Special
Use. Mr. Rataiczyk suggested a bond for temporary signs, to be returned when the signs were
removed. Ms. Charlton stated that enforcement difficulties were often caused by a lack of agreement
about the code and its interpretation. Staff hopes that the code update, as approved by the
Commission and the City Council, will provide some clarity and unity in enforcement of the code,
including from administration and elected officials. Staff noted that the current code limited
temporary signs to 120 days per calendar year in total per premises, and that temporary signs for
events were not to be erected more than thirty days in advance of the event, and must be removed
immediately following the event. Enforcement of the 120 days could be pursued through the
permitting process. Each permit would be for the amount applied for – for example, if a permit was
issued for thirty days, but the sign was only up for seven, that entire thirty day period would be
forfeited. Once the code was in place, and businesses had time to adjust, enforcement would come
easier. Logging of issued temporary sign permits, bonds for signs, and removal reminder letters sent
to applicants were suggested as enforcement aids. Consequences for not following the code, such as
not being allowed future temporary signs, were also suggested. Ms. Charlton asked if banners on
buildings would be allowed. The Commission agreed that they would. Ms. Charlton asked if a banner
on poles apart from the building should be allowed. She noted that a framework, not just two poles,
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would help with the placement and maintenance of the sign. It was noted that temporary signs would
not be permitted in the right-of-way.
Ms. Charlton noted that certain signs (such as garage sale and “For Sale” signs) were currently
regulated based on their content, and, moving forward, that would not be allowed. She suggested
regulating by district. The signs could be regulated based on size, the time period in which they are
allowed, and their location. Mr. Rataiczyk asked if different sized signs could be regulated for
different durations. Staff indicated that could be done. Ms. Charlton noted that the attorneys had
indicated that “Coming Soon” signs for new construction could be regulated to expire at the same
time as the building permit. She suggested that similar methods could be used for garage sales. Mr.
Rataiczyk suggested that real estate signs be required to be removed within a certain period after
closing. Occupancy was suggested as the trigger for “For Rent” signs. Staff noted that they do not
track changes in occupancy for rental properties. Mr. Rataiczyk asked about the intention of the
discussion. Ms. Charlton replied that the intention was to gain acknowledgement that certain signs
that have been allowed in the past may not be allowed going forward, unless every residential
property is allowed to put up any kind of sign. Mr. Rataiczyk noted that occupied rental properties
would likely police themselves regarding yard signs. Ms. Charlton noted that many owners would
leave “For Rent” signs up, even with tenants in the property, to garner phone calls for other
properties. Staff noted that it would be difficult to regulate the different yard signs. Mr. Rataiczyk
noted that removal of “For Rent” or “For Sale” signs could be contingent on the transfer of the
property. Generally, most properties would comply, and inspections for rentals were frequently
performed from which occupancy information could be gathered if enforcement became an issue.
Ms. Charlton noted that she would ask the attorneys about other communities’ content neutral sign
codes for guidance. She noted that some communities eliminated yard signs altogether. She stated
that it would be a big change if that was the direction the City went.
Discussion ensued regarding scheduling of future code items. There were no petitions scheduled for
January. Staff wanted to bring the Commission the whole code, and give them a few meetings to
consider it, culminating in bringing the code to Council in March. It was determined to cancel the
January meeting to allow time to compile the code changes as so far considered.
Ms. Charlton discussed electronic messaging signs. She asked if they should be allowed in the City.
Many communities are discussing this issue. Mr. Rataiczyk noted that it does not serve the purpose it
is intended for, and it is distracting and unnecessary. Ms. Charlton noted that electronic signs were
allowed for billboards and gas station price change signs. The gas station price change signs were
allowed per a state requirement. It was noted that additional ones had been approved for Fuller’s Car
Wash and the schools. If electronic signs were disallowed, existing ones would become nonconforming and not able to be replaced. The Commission determined that they should not be
allowed. Mr. Duvall asked if a small message board for a monument sign should be allowed. It would
allow tenants in a multi-unit space to put a message out without a large temporary sign over the
store entrance. Ms. Charlton noted that one community had allowed a small message board sign with
the condition that no tenant signs were to be placed on any of the freestanding signs. Mr. Duvall
noted that disallowing them everywhere might cause consternation since City Hall would be retaining
one. This kind of sign could be seen as a bonus for the tenant. Mr. Rataiczyk replied that the
messaging was distracting, and could be seen as irrelevant. Mr. Duvall asked if the City Hall sign
would become non-conforming. Ms. Charlton stated that it would except if public/governmental
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signs were excluded. Mr. Duvall asked if the size of the message board could be limited. Ms. Charlton
stated that it could. She stated it would be better to have the community events on the City Hall sign
advertised with the message board than with multiple other types of signs placed all over the
community, especially if the City was limited in its ability to advertise those events. Mr. Fink noted
that banners were easily seen and understood, where messaging signs would take longer and several
readings to comprehend all the messages. These signs were distracting and trying to pass on too
much information.
Ms. Charlton brought up freestanding signs. She noted that the height allowances in the City for
freestanding signs were fairly high compared to other corridors in the area. The City is also one of the
few municipalities in the area still allowing pole signs, as opposed to monument signs on piers or a
base. She requested feedback on freestanding signs regarding height and base. She noted that if the
height were reduced, many signs would become non-conforming. Sign replacements would then
need to come into compliance with the new code. Mr. Fink noted that pole signs should be
disallowed. The bases tend to rust through. He noted that he hoped the City could emulate an
example on Roosevelt Road in Glen Ellyn, acknowledging that it would take a long time to get to that
point. Discussion ensued regarding some existing signs, including the pole sign at Burger King on
Algonquin Road, which had decreased in height since its replacement. Staff noted that the current
code allowed twenty feet above the curb level. The Commission noted that was high. Mr. Rataiczyk
noted the whole Algonquin Road corridor could use some aesthetic improvements. He stated that
restrictive cohesion on the signage is a good idea, noting that the businesses were not likely to be
happy about it as the transition was taking place. He stated that improving the aesthetics in the area
would help the businesses in the long run. Ms. Charlton asked for feedback on how to communicate
the vision to the community. Suggestions were made to show pictures of areas similar to what the
City would be aiming for. It was suggested that people looking for a specific business would look at
the building, rather than the signage. Residents of the area would know where the businesses were.
Staff noted that the code changes for signage could be advertised to the businesses in advance via
the Business Messenger, which was a quarterly newsletter that goes out to every business in the City.
Mr. Rataiczyk asked if there was a means to incentivize the businesses to comply. Ms. Charlton noted
that a program could be created, but that funding the program could be challenging. An incentive
program for signage updates was suggested by the Comprehensive Plan. This might help sway the
City Council to move forward with a program. Mr. Rataiczyk noted that it would be expensive for the
business owners to comply, but would benefit everyone in the long run. Ms. Charlton asked when the
new sign requirements would be triggered. Mr. Duvall stated that something could be written into
the code. Mr. Fink asked about the signage at Village Bank and Trust on Algonquin Road, noting the
signage looked good when completed. Staff noted that had been approved through Planned
Development, which would be regulated differently. However, if the Commission desired, the code
could be modeled after that signage. Mr. Rataiczyk noted that the corridor in Glen Ellyn that had
been shown was standardized, but not repetitive. The diversity created interest. Mr. Fink noted the
Village Bank sign was an adequately sized monument sign that got the point across. However, the
center was very small, which could contribute to why the monument sign was able to fit all the
tenants in the center and still not be cluttered. Such a concept can be difficult to apply to larger
centers. It was suggested that larger centers have signs that are lower than currently permitted, with
anchor tenants having more presence on the sign, and smaller tenants having smaller presence. Mr.
Rataiczyk expressed approval of a masonry requirement. Ms. Charlton added most codes have some
reference that sign bases must relate to the building materials. Mr. Fink suggested segmenting the
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shopping centers, and having smaller signs for each piece. It was asked how to manage segmenting
the centers while still maintaining signage for outlots. Having many signs would be as difficult to read
as one with multiple tenants. Regulating shopping centers would be difficult. Ms. Charlton noted that
some codes limited the number of spaces on a sign. Mr. Rataiczyk noted that regulating signage by
corridor might make it a bit easier to regulate, as the code is regulating by area and neighborhood,
rather than a spread-out district. Mr. Fink noted that restricting signs should not be a hardship.
Residents know where things are, and those from out of town are usually using their technology to
find what they are looking for. It was noted that the shopping center that included Walmart was
similar to a mall, due to the large number of varied businesses and buildings. A sign including the
anchor tenant only would likely work. People unfamiliar with a particular business might ask where
that business is, and the answer would be near the anchor tenant. For example, someone might ask
where the Staples is, and a response would be near the Walmart. Business owners would want their
name in as many places as could be found, but the City would be trying to limit the unreadability of
the sign. The amount of information on existing signs does not serve anyone as it is confusing and
unreadable for smaller tenants. Ms. Charlton noted that shopping center signs usually included the
name of the center and the major anchors. Outlots were usually only allowed signs for restaurants, or
if it was a single user in the building, not a small center. The small center would have visible wall
signs. For shopping centers, it was suggested that signs be granted allowing the name of the center,
the major anchor tenant, and perhaps two other tenants.
Ms. Charlton stated that staff would investigate the Planned Developments, and draft sign
regulations that included reduced height, fewer numbers, and an elimination of pole signs. New
regulations would need to be presented to the business community, so visuals would be needed,
both of the goal and of the concerns regarding the existing signs.
Reports: NONE
Adjournment
A motion to adjourn was made by Mr. Stefaniuk and seconded by Mr. Duvall. Motion carried by
unanimous voice vote. The regular meeting of the December 3, 2019 Planning and Zoning Commission
was adjourned at 10:40 pm.
Respectfully Submitted,
Elizabeth Payne
Secretary
Community Development Division
Distribution:
Mayor
City Manager
Planning and Zoning Commissioners
Community Development Department
Clerk’s Office
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PLANNING AND ZONING COMMISSION SUMMARY
MEETING DATE:

March 3, 2020

SUBJECT:

Consideration for Approval of Final Plat of Resubdivision of
Star Pointe, for property located at 2600 Benton Street, R-1
Single Family Residential District, Karen Stramaglio, Four Star
Lane, Petitioner.

PUBLIC HEARING:

[ ] Yes

RELATED CODE SECTIONS:

Sec. 98-103

EXISTING ZONING:

R-1 Single Family Residential

COMPREHENSIVE PLAN:

Residential

[X] No

BACKGROUND:
In December, 2017, after to a public hearing and recommendation by the Planning and Zoning
Commission, the City Council approved Resolution 17-R-142, approving a Preliminary Plat of
Resubdivision of Star Pointe. This subdivision is located at the southeast corner of Benton Street and
Fairfax Avenue.
Over the past few months, staff has been discussing final approval of the plat of subdivision with the
petitioner, particularly with regard to rear yard grading and drainage. The preliminary plat was
approved with surface grading only in southern and eastern yards. Upon review of the final plat,
however, it was determined that the proposed grading fell outside of the required drainage easement
areas, which were already close to the buildable area. Increasing the size of the easement would
have limited future owners’ use of their back yards, so the applicant decided to add catch basins in
the southeast corner of each lot and run storm lines north along each lot’s eastern/side lot line to
connect to the existing City storm sewer in the Fairfax Avenue right-of-way.
In November, 2019, the petitioner requested an extension to the deadline for the final approval of the
plat. The Council granted ninety (90) days, and the deadline was moved to March 19, 2020.
Engineering plans for the Final Plat of Resubdivision were revised to accommodate the grading and
stormwater management issue discussed above. Other notable changes made pursuant to
preliminary comments include the following:
1. After review by the City Forester, the Demolition Plan was revised to show which trees should
be saved and which trees should be removed. The revised grading plan allows for the
preservation of four trees along the south property line and two trees along the east property
line.
2. The sidewalks along Fairfax and Benton will extend straight (no jogs around trees),
approximately one foot off the property line.
FINAL REVIEW AND CONDITIONS OF APPROVAL:
Final Plat documents are reviewed again prior to Planning and Zoning Commission consideration.
The following plans were reviewed and are part of the Final Plat of Resubdivision of Star Pointe:
1

•
•
•
•
•

Site Improvement Plans dated January 30, 2020
Final Plat of Resubdivision dated January 31, 2020.
Stormwater Report dated January 31, 2020
Engineer’s Opinion of Probable Construct Cost dated January 31, 2020
Comment response letter dated January 31, 2020.

Pursuant to final review of the above-listed documents, the following additional changes were
identified, and must be addressed in revised and resubmitted plans subject to approval of the City
Engineer prior to the recording of the Final Plat.
a. Smaller scrub trees such as buckthorn and mulberry on the property and in the right-of-way not
shown on the demolition plan shall be removed.
b. Trees shown to be preserved on the property but close to the right-of-way line along Fairfax will be
removed, if in the opinion of the Forrester, construction damage is likely to impede normal growth.
c. All trees to remain on private property shall be pruned up and dead branches removed.
d. The Autumn Blaze Maple parkway trees shall be replaced with a variety of Burr Oak, Kentucky
Coffeetree, Sentry Linden, New Horizon Elm and Tuliptree trees; and the Crabapples shall be
replaced with Ivory Silk Lilac Tree Lilac, China Snow Tree Lilac, Amy Maackia, or Acer Tataricum.
e. The sanitary service for Lot 2 shall be relocated so it is no closer than ten feet from the existing
fire hydrant and main line valve vault.
f. The southerly twenty feet of the proposed sidewalk along Benton shall be constructed on a
diagonal to allow for a smooth transition in the alignment with the sidewalk abutting the 2620 S.
Benton property to the south, which is offset approximately five feet west of the right-of-way line,
instead of the required one foot off the right-of-way line.
g. The ADA Ramp detail shall indicate six feet and be consistent on both the detail and construction
plan document pages.
h. The profile views shall be revised to include the elevation of the proposed curb and gutter and the
nominal roadway slope.
RECOMMENDATION:
Staff supports the proposed final plat of subdivision, subject to conditions.
The following motion is provided as a guide if the Planning and Zoning Commission desires to
recommend approval:
1. Motion to approve with recommended findings and conditions:
Based on the submitted petition and testimony provided, (the Commission member) moves that the
Planning and Zoning Commission recommend the City Council approval of the Final Plat of
Resubdivision of Star Pointe, subject to the following conditions:
a. The changes identified in the “Final Review and Conditions of Approval” section of the Planning
and Zoning Commission staff report for the March 2, 2020 meeting shall be made and submitted
to the City for review and approval by the City Engineer prior to receiving City signatures on the
plat and recording.
b. Security for site improvements shall be deposited with the City prior to receiving City signatures
on the plat.
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c. The Final Plat of Resubdivision of Star Pointe shall become null and void unless it is provided in
mylar form to the City for signatures, and recorded in the Office of the Cook County Recorder
not later than six months of the date of City Council approval.
d. No site improvement work shall begin until permits have been issued by the City, and no
residential building permits shall be issued until site work has been completed.
2. Alternative Recommendations
a. Modifications to the conditions can be made by passage of a motion changing or adding to
what is provided in the staff report.
b. To deny. Utilize the sample motion provided, exclude the conditions and vote “no”.
c. Alternatives? Feel free to ask about alternatives, thoughts, or questions you may have at the
meeting.
Respectfully Submitted,
_____________________________
Jo Ellen Charlton
Assistant Director of Public Works

_____________________________
Elizabeth Payne
Administrative Services Coordinator

Pc: Karen Stramaglio
Attachments:
Staff Comments
Submittal documents
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HAEGER ENGINEERING

.

consulting engineers

∙

land surveyors

100 East State Pkwy
Schaumburg, Illinois 60173
tel: 847.394.6600
fax: 847.394.6608

January 31, 2020
JoEllen Charlton
Assistant Public Works Director
City of Rolling Meadows
3900 Berdnick Street
Rolling Meadows, IL 60008
RE:

Star Pointe Subdivision
Responses to City Review, dated October 24, 2019
Our File#: 17067

We have received review comments on the Final Plat of Subdivision and Engineering Plans for Star Pointe Subdivision
from your office dated October 24, 2019. We have revised the documents in response to the comments, which have been
addressed as follows. Your review comments are shown in italics, with our responses following immediately in bold:
Engineering Plans
1. Please ensure all notes and specifications are per Rolling Meadows Subdivision Regulations found in Chapter 98, Article III,
Division 3 and 4, and in accordance with specifications found online at the following link:

The City notes and details have been added to the plan set (Sheet C8 series) as requested.
2.

The easement on the east side of Lot 2 shall be increased to 15’ to include the proposed catch basin, and pursuant to a
condition included in the resolution approving the preliminary plat.

The easement has been widened as requested.
3.

The proposed swale along the south property line extends too far north into the property to be covered by the indicated 10’
drainage and utility easement. The code actually requires 15’ easements, however a 10’ easement would be considered if
underground pipes were utilized as we suggested in our recent meeting. This would ensure that the new homeowners would
not have to deal with surface water potentially only 10’ out their rear door. If you choose to do overland flow, the size of the
easement must be increased to cover the swale (minimum 15’), AND a separate drainage only easement provided along the
south and eastern most subdivision property line that clearly indicates on the plat and in the easement language that no
improvements (including grading or plantings other than grass, but excluding a perimeter fence) are allowed in that area. See
Exhibit 1 for sample language. As mentioned, the City has experienced many times when these drainage swales get filled in as
the homeowner tries to make their limited sized rear yard more usable. If you choose to bury a pipe, the 10’ easement will be
fine, and your sump pump detail (which needs to be added) should show that connection directly to that pipe. In that case,
owners will experience little to no overland water issues and have greater enjoyment of their limited backyard space. If buried
storms are utilized, an 8” pipe should be provided along the south and east property lines, before tying into the 12” existing
storm.

Storm sewer has been incorporated into the subdivision improvements, along the common sideyard and along
the east side of Lot 2. The rearyard easement remains at 10-ft in width.
4.

Pending analysis of existing trees along Fairfax right-of-way, the sidewalk shall be relocated to 1’ off the property line, except
where necessary to jog around any of the trees to be preserved. The sidewalk along Benton may be maintained at the setback
shown given it’s alignment with the existing sidewalk to the south, but should transition back to align at the crossing. Trees to
remain, if any, must be pruned up so that no branches are less than eight feet above the ground, or as otherwise required and
approved by the City Forester.

The sidewalk has been realigned as requested.

5.

There seems to be some discrepancies in the INVs at the east end of the project in the Fairfax right-of-way. Confirm and ensure
that all stormwater pipes are pitched not less than .5%

The inverts have been corrected and pipe slopes updated.

Star Pointe Subdivision – Rolling Meadows
Response to City Review Comments

January 31, 2020

.

A Landscape Plan shall be provided to conform with Section 98-273 of the City Code and shall include specifications and details for
trees to be preserved, including any pruning required by the City Forester. Additionally, parkway trees shall be provided so two
(2) trees will be placed adjoining Lot 2, and that four (4) trees will be placed adjoining Lot 1, with tree selection and location to
be approved by the City Forester so as not to interfere with overhead wires on Fairfax.

A Landscape Plan has been added to the plan set.
6.

On the next submittal, an engineer’s estimate should be provided for review and determination of the required security to be
posted prior to the recording of the plat.

An Engineer’s Estimate is included herewith.
7.

The silt fence and tree protection details are both listed on two different detail sheets

These details have been consolidated into one location.
8.

See attached comment letter from CBBEL dated October 14, 2019.

Noted.
Plat of Subdivision
1. Indicate the setting of new iron pipes at the new property corners

This note has been added.

2.

Revise the legal description on the first page to match what is shown in the surveyor’s certificate.

The existing property legal description has been added to the bottom of sheet 1. The legal description below the
subdivision title is for the new resubdivision, to be referenced after recording, following the format of the Fairfax
Estates Resubdivision.
3.

Show easements on lots in Corner Oaks Subdivision to the north to verify what work can occur in those areas.

Easements from this plat are included.
4.

See note number 3 above regarding the separation of utility and drainage easements.

The storm sewer has been extended to the rearyard and as such the 10-ft PUE remains as previously proposed.
CBBEL Review
Site Improvements
1. Label the site benchmark on the plan sheets.

The site benchmark has been shown on Sheet C3.0
2. Revise the specifications and typical details to the City of Rolling Meadows Engineering Standards that are available at the
City's website.

The specifications and typical details have been updated.
3. Add to the existing conditions and demolition plan the removal of the existing wooden fence at the southwest corner of the
property
This has been updated in the plan.
4. In accordance with Municipal Code Section 114-37(a) remove all vegetation within the vision clearance triangle at the
southeast corner of Benton Street and Fairfax Avenue.

This has been illustrated.
5. For clarity of construction authority, show on the utility plan the existing public utility easement over the southerly ten feet of
the lots on the north side of Fairfax Avenue.

This has been added to the plan
6. The Fairfax Avenue pavement is in very good condition and should not be open cut for utility extensions. Both the water and
sanitary sewer services for both proposed lots shall be directionally bored under the street.

This has been illustrated on the plan.
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7. The City Forester shall examine the condition of the existing parkway trees and determine whether they should be
preserved or removed. Depending on his report it may be possible to move the proposed Fairfax Avenue sidewalk to the
standard location of one foot from the right-of-way line.

In coordination with the City Forester we have updated the plan to show three trees near the right-of-way lines to
be saved.
8.

Regardless of the selected alignment for the Fairfax Avenue sidewalk, both the stop sign and stop bar for northbound traffic
on Benton Street shall be relocated to the proper position before the crosswalk .

This has been added to the plan.
9.

Delete the proposed street light at the northeast corner of the subdivision since it is neither required by Municipal Code
nor physically constructible because of the existing wires.

This has been eliminated from the plan.
10. The proposed water service for Lot 2 shall be installed no closer than ten feet from the existing hydrant and the existing valve
vault.

This has been updated on the plan.
11. The City Forester's determination as to which existing parkway trees are to be preserved shall be utilized in establishing the
location and spacing of new parkway trees

As stated earlier we have updated the plan in coordination with guidance from the City Forester, and have
shown proposed parkway trees at their direction as well on the Landscape Plan.
12. The developer shall have the option of installing depressed curb and gutter at the indicated locations of the proposed
driveways or installing all barrier curb and then replacing it with depressed sections when the footprint for the proposed
residences is determined. In no case shall barrier curb be sawcut to provide depressed segments.

The developer will install all barrier curb, and when driveways are constructed the curb will be removed and
replaced with depressed curb.

13. Roadway improvements shall include a surface mill and bituminous overlay of the east half of Benton Street and south half of
Fairfax Avenue.

This has been noted on the plan.
General Comments
14. Submit a stormwater management report outlining how the proposed development meets the requirement of the MWRD
Watershed Management Ordinance (WMO) and the City of Rolling Meadows Ordinances with respect to detention, volume
control and overall site drainage.

A stormwater management report is included herewith. We note that the project does not trigger any MWRD
detention or volume control due to being under one acre in area.
15. Provide a profile view of existing and proposed improvements along both Benton Street and Fairfax Avenue. Since there are
no proposed underground improvements on Benton that profile need not include the existing water main, storm sewer nor
sanitary sewer.

This profile sheet has been added.
This concludes our submittal. Please do not hesitate to contact me with any questions or concerns.
Sincerely,

HAEGER ENGINEERING, LLC

Mike Anderson, P.E., LEED AP
Vice-President
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The Owner shall obtain the necessary approvals from the following Jurisdictional Agencies:
a. City of Rolling Meadows Community Development
b. City of Rolling Meadows Public Works
c. Metropolitan Water Reclamation District of Greater Chicago (MWRD)
The Contractor, unless otherwise agreed upon in writing with the Owner prior to the start of
Construction, shall at his own expense, obtain all other approvals including permits, licenses, etc., as
may be required for the execution of this work as well as provide all necessary notices, pay all fees
required, post bonds, obtain all necessary insurance, and comply with all laws, ordinances, rules, and
regulations relating to the work and to the preservation of public health and safety. The Contractor
shall also provide all required insurance and/or bonds as may be required by the
JurisdictionalAgencies. In addition, the Contractor shall meet all of the requirements of any permits as
might be issued for this work by other Agencies, and shall pay for at their sole expense any surety,
insurance or bonds as may be required by the Jurisdictional Agencies.
No work shall proceed until the appropriate permit or permits have been obtained for the item or items
to be constructed. If any work does proceed without the appropriate permits or approvals, it is being
done without the permission or consent of the Engineer. The Contractor and Party authorizing the
work to proceed shall be assumed to be proceeding at their own risk and the Engineer shall not be held
liable or responsible for any work being performed without a permit.
The Contractor shall indemnify and hold harmless the Owner, Engineer, Village/City, and other
Jurisdictional Agencies as well as all of their respective officers, employees, agents, and Engineers
from and against all losses, claims, demands, payments, suits, actions, recoveries, and judgment of
every nature and description brought or recovered against them, by reason of any act, error or
omission of said Contractor, their agents or employees in the execution of the work or in the guarding
of it.
The construction shall be under the general inspection and observation of the designated individual
authorized by the Village/City or other applicable Jurisdictional Agencies.
The Village/City,
Jurisdictional Agencies, Owner, and Engineer shall be notified at least two working days prior to the
commencement of work.
The location of existing underground utilities such as water mains, sewers, gas lines, electric lines,
cable TV lines, fiber optic lines, etc., as shown on the Plans, has been determined from the best
available information and has been provided for the convenience of the Contractor. However, the
Owner and Engineer do not assume responsibility in the event that during construction, utilities other
than those shown may be encountered and that the actual location of those which are shown may be
different from the location as shown on the Plans. The Contractor is to verify the location of all utilities
prior to the start of work and is responsible for damage to the same. The Contractor shall contact
J.U.L.I.E. or Digger by dialing 811 (Outside the City of Chicago - J.U.L.I.E.: 1-800-892-0123 or within
the City of Chicago - Digger: 312-744-7000) and the Village/City Public Works Department for utility
locates at least 48 hours, excluding weekends and holidays, before digging. For any utility companies
which are not members of JULIE or DIGGER, the Contractor shall contact the Owners of each
respective utility directly for utility locates at least 48 hours, excluding weekends and holidays, before
digging.
In some instances, the existing utilities are shown on the Plans according to information obtained from
the utility companies (atlas information) and/or surveys performed By Others. The Owner and
Engineer do not guarantee the accuracy or completeness of this information. The Contractor shall be
aware of potential conflicts with existing or other proposed utilities as indicated on the Plans or that
become apparent as the result of field locates By Others. The Contractor shall make their own
investigations as necessary to determine the existence, nature, and location of all utility lines and
related appurtenances within the limits or adjacent to the proposed improvements. The Contractor
shall locate all utilities far enough in advance to avoid all conflicts between existing utilities and
proposed improvements and make the Engineer aware of any such conflicts. If the Contractor
encounters a conflict between the proposed improvements and existing utility that was not located in
advance by the Contractor, then the Contractor shall at no cost to Owner, relocate the proposed
improvements and/or utility to avoid the conflict.
The Contractor will be required to cooperate with all utility companies involved in connection with the
removal, temporary relocation, construction, reconstruction or abandonment by these companies of
any and all services or facilities owned or operated by them within the limits or general vicinity of the
proposed improvements. Further, at the direction of the Owner and Utility Companies the Contractor

22.

23.

24.
25.
26.
27.
28.
29.

30.
31.

32.

33.

34.

35.

36.

2.
3.

4.

5.
6.
7.
8.
9.
10.
11.
12.

13.

14.

15.
16.

The Contractor shall perform all demolition, clearing, grubbing, and tree removal and protection work in
accordance with all applicable Federal, State, County and Local requirements or as noted in the Plans.
Prior to the commencement of any demolition or clearing activities, the Owner or Contractor shall
obtain all applicable permits to disconnect the existing utility services to each building proposed for
demolition.
The Contractor shall coordinate all demolition work with the Village/City, utility companies, and other
Jurisdictional Agencies, so as to ensure the protection of all existing sewer, water main, and other
utilities, and further to ensure that proper stormwater conveyance is attained until the proposed
improvements can be installed and placed into operation.
Clearing shall consist of the removal and legal disposal of all obstructions such as trees, hedges,
fences, walls, accumulations of rubbish of whatever nature, and all logs, shrubs, brush, grass, weeds,
and other vegetation and stumps. These items shall be removed whenever they are found within the
street right-of-ways or within the limits of construction. Trees to be saved or protected shall be
identified by the Engineer on the Plans or in the field. All trees except those designated to be saved or
protected, as well as all stumps and hedges within the limits of construction, shall be removed
completely and legally disposed of off-site or as otherwise designated on the Plans or authorized by
the Owner. Trees designated to be saved or protected as indicated on the Plans or as directed by the
Engineer, shall be protected from damage in accordance with the procedures outlined in Section 201
of the IDOT Standard Specifications.
All items shown to be removed on the Plans including items not specifically noted but necessary to be
removed to construct the proposed improvements shall be demolished or removed as necessary and
disposed of legally off-site or as approved by the Owner.
Existing utilities to be disconnected shall be done so at the main or as directed by the applicable
Jurisdictional Agency or as noted on the Plans.
Utilities marked to be abandoned shall be abandoned as required by the applicable Jurisdictional
Agency or as noted on the Plans.
All existing pavement or concrete to be removed shall be saw-cut along the limits of the proposed
removal to provide a clean vertical edge. The cost of saw-cutting shall be considered incidental to the
removal of each item.
All voids left by any item removed under any proposed building, pavement walk or other structural
areas or within zones of influence thereof shall be properly backfilled with suitable backfill material
and/or compacted as necessary by the Contractor.
The Contractor shall implement a daily program for dust control as it relates to the demolition and
clearing activities. This program is to be approved by the Village/City prior to the start of any
demolition or clearing work.
All existing building services serving buildings that are to be removed shall be disconnected and
removed as required by the applicable Jurisdictional Agency.
All existing wells shown on the Plans to be abandoned or that are discovered during the course of
construction shall be exposed and cut-off three (3) feet below the proposed finished grade and sealed
by the Contractor in accordance with Section 920 of the “Illinois Water Well Construction Code”, latest
edition, or as required by the Health Department or by any other Local, County, State or Federal rules
and regulations.
All existing septic tanks, grease traps or similar shown on the Plans to be abandoned or that are
discovered during the course of construction shall have all liquids and solids removed and disposed of
legally off-site by a licensed commercial waste hauler in accordance with the requirements of the
Health Department or as required by any Local, County, State or Federal rules and regulations. The
structures shall then be removed and disposed legally off-site or broken in-place, so as not to hold
liquid, and back-filled with suitable materials by the Contractor or as required by the Health Department
or by any other Local, County, State or Federal rules and regulations.
Any material containing asbestos or other hazardous materials found within existing structures or other
items shown to be removed in order to construct the proposed improvements shall be removed from
the site and legally disposed of off-site by the Contractor in accordance with applicable County, State
or Federal rules or regulations.
All fire access lanes or routes located within the existing project area shall remain in service, clean of
debris, and accessible for use by emergency vehicles at all times while demolition and clearing work is
being performed.
It shall be the responsibility of the Contractor to legally remove from the site any and all materials and
debris which results from their demolition or clearing operations at no additional expense to the Owner.
Burning or incineration on the site is not permitted.
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Refer to Sewer and Water Main General Notes for additional requirements.
Gravity Sanitary Sewer Pipe shall be constructed from Polyvinyl Chloride (PVC) Pipe conforming to
ASTM D3034 with a Standard Dimension Ratio (SDR) of 26 unless noted otherwise on the Plans with
elastomeric gasket joints conforming to ASTM D3212 and F477.
Where water main quality pipe and joints are required to meet the water main protection requirements
the sanitary sewer pipe shall be constructed from one or more of the following materials as specified on
the Plans:
a. Polyvinyl Chloride (PVC) Pipe conforming to ASTM D2241 with a Standard Dimension Ratio
(SDR) of 26 unless noted otherwise on the Plans with elastomeric gasket joints conforming to
ASTM D3139 and F477.
b. Ductile Iron Pipe (DIP), Class 52, conforming to ANSI A21.51 and AWWA C151 with rubber
gasket joints conforming to ANSI A21.11 and AWWA C111. The interior of the pipe and fittings
shall be cement-mortar lined in accordance with ANSI A21.4 and AWWA C104. The exterior of all
pipes and fittings shall be coated with an asphaltic coating per ANSI A21.51 and AWWA C151 for
ductile iron pipe, and ANSI A21.10/A21.53 and AWWA C110/C153 for fittings.
All sanitary manholes shall be constructed of precast reinforced concrete sections with tongue and
groove joints conforming to ASTM C478 and shall have a minimum inside diameter of 48-inches. If
manhole diameter is not specified in the Plans the required manhole diameter shall be determined by
size of pipes and their orientation. The precast reinforced concrete base and bottom section shall be
monolithically cast. All pipe openings in the structure shall be precast into the structure walls at the
proper invert elevation and orientation. Benches and defined channel invert flow lines shall be
provided at bottom of structures to provide smooth defined flow path between all inlet and outlet pipe
inverts. Sanitary manholes shall have eccentric offset cones, except where necessary due to height
and opening restrictions, where a precast reinforced concrete flat top slab section shall be provided
in-lieu of an eccentric cone section. Flat top slabs shall conform to IDOT Standard Detail 602601 as
well as meet the H-20/HS-20 loading requirement. Concrete adjusting rings will be permitted where
necessary and shall be limited to two (2) adjusting rings totaling not more than eight (8) inches in
height or as permitted by the applicable Jurisdictional Agency. All joints between structure sections,
adjusting rings and frames shall be securely sealed to one another using a resilient, flexible,
non-hardening bituminous mastic or butyl sealing compound in accordance with ASTM C990, or
flexible rubber gasket in accordance with ASTM C443 in order to provide a watertight joint. The
Contractor shall remove all excess mastic on inside of structure and butter joints with mortar.
External chimney seals shall be provided on all sanitary manholes and all sanitary manholes shall be
watertight.
Sanitary manhole frames and lids shall be Neenah R-1713 with Type B, self-sealing, gasketed seal
watertight lids with concealed pick holes or approved equal, unless noted otherwise in the Plans.
Sanitary manhole lids shall be imprinted with the words “ROLLING MEADOWS SANITARY” cast into
the lid.
Manhole steps shall be furnished and installed in all Sanitary and Storm structures in accordance with
the “Standard Specifications for Water and Sewer Construction”, latest edition and as shown on the
Plans. Steps shall be polypropylene coated steel core reinforced steps with slip, load, and pullout
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All earthwork and grading activities shall be performed in accordance with the IDOT Standard
Specifications or as noted in the Plans. Included in this work, but not necessarily limited to the
following are: stripping and stockpiling of topsoil, mass grading and fine grading of the site and
roadways, excavation of unsuitable materials and adequate disposal of unsuitable materials and their
replacement with suitable materials where required, construction of detention ponds, berm
construction, and miscellaneous topsoil respread and seeding.
Any earthwork quantities, calculations, summaries that have been furnished by the Engineer are for
information purposes only and are provided without any guarantee by the Owner or Engineer
whatsoever as to their sufficiency or accuracy. They are intended to be used solely as a guide for the
Contractor in determining the scope of the completed project. It is the responsibility of the Contractor
to determine all material quantities and apprise themselves of all site conditions. The Contractor
warrants that he has performed his own investigations as necessary and his own calculations to
determine site soil conditions and earthwork quantities. The Engineer makes no representation or
guarantee regarding earthwork quantities or that the earthwork for this project will balance due to the
varying field conditions, changing soil types, allowable construction tolerances and construction
methods that are beyond the control of the Engineer. In the event that the Earthwork is indicated to be
Lump Sum then the Contract Price submitted by the Contractor shall be considered as Lump Sum and
shall include all items necessary for the complete project and no claims for extra work will be
recognized unless authorized in writing by the Owner.
The soil boring reports for the subject property can be obtained from the Owner. The information
presented in these reports is solely for the guidance of the Contractor. The Owner and the Engineer
make no representation or warranty regarding the information contained in the boring logs or soils
report. The Contractor shall make their own investigations and shall plan their work accordingly.
Arrangements to enter the property during the bidding phase may be made upon request of the Owner.
There will be no additional payment for expenses incurred by the Contractor resulting from adverse soil
or ground water conditions.
The initial establishment of soil erosion and sediment control measures such as the placement of
erosion control silt fence, stabilized construction entrance, inlet protection, etc. shall be installed by the
Contractor prior to the start of demolition, clearing and mass grading.
All earthwork and grading operations are to be supervised and inspected by a qualified
Geotechnical/Soils Engineer or their designated representative. All testing, inspection, observation,
and supervision of soil quality, unsuitable soil removal and its replacement, compaction testing,
ensuring ponds and retention areas hold/retain water and other soils related operations shall be
entirely the responsibility of the Geotechnical/Soils Engineer. Furthermore, no undercut or other
recommended remediation work shall be performed without authorization by the Owner and
documentation of extent by the Geotechnical/Soils Engineer.
A qualified Geotechnical/Soils Engineer or their designated representative shall observe the
construction of the retention and detention areas including berming to ensure the areas will be capable
of holding the designated normal and high water levels. Gravel or sand seams, or other conditions
which may be encountered and which might tend to dewater the area shall be remedied as directed by
the Geotechnical/Soils Engineer.
Topsoil stripping or excavation shall initially consist of the removal of the uppermost layers of organic
soil and stockpiling at a location shown on the Plans, in another area deemed appropriate by the
Contractor and approved by the Owner, or at a location specified by the Owner or Engineer. No
stockpile location shall be finalized without the explicit approval from the Owner. Further, stockpiles
shall not be located within flood prone areas or within designated buffer areas.
Stripping of vegetation or ground cover, grading, or other soil disturbance activities shall be done in a

All sanitary sewers, storm sewers and water mains as well as their services and other related
appurtenances shall be constructed and tested in accordance with the “Standard Specifications for
Water and Sewer Construction in Illinois”, latest edition, the requirements of the applicable
Jurisdictional Agency, and the applicable Typical Details.
Rough grading shall be within one (1) foot of finished subgrade elevation shall be completed prior to
the commencement of the underground utility construction.
Trench excavation, bedding and backfill, and compaction for sanitary sewers, storm sewers, water
mains as well as their services and other related appurtenances shall be in accordance with applicable
Trench Section Details.
When in the opinion of the Geotechnical/Soils Engineer, unsuitable soil conditions are encountered
within utility trenches which require the removal of unsuitable materials below the depth of the bedding
specified, the Contractor shall remove the unsuitable soils and replace the material with granular
compacted bedding material as directed by the Geotechnical/Soils Engineer, Village/City or other
applicable Jurisdictional Agency. The depth of the required removal and replacement shall be
documented by the Geotechnical/Soils Engineer and witnessed by the Contractor. This work, when
approved by the Owner and Geotechnical/Soils Engineer, will be measured and paid for at the contract
unit price per cubic yard in place for unsuitable soil which price shall include the removal and off-site
disposal of unsuitable soil, the additional bedding material, and all labor, materials and equipment
required to perform the work as specified.
All utility trenches for the proposed sanitary sewer, storm sewer, water main and services lying under
or where the inner edge of the trench is within two (2) feet of any pavement area, curb, curb and gutter,
stabilized shoulder, sidewalk, building, utility crossing or other structural area shall be backfilled with
select granular backfill material and compacted as noted on the Plans.
The Contractor shall be responsible for dewatering any excavation for the installation of sanitary
sewers, storm sewers, water mains as well as their services and other related appurtenances. Any
dewatering required to construct the proposed underground improvements shall be considered
incidental to the respective underground improvement.
Connections to an existing sewer main shall be to an existing service stub, wye, tee, or manhole where
possible. Sewer connections to existing sanitary manholes shall be machine cored. All pipe
connections to sanitary structures shall be made with flexible waterstop gasket/boot (resilient
connector) conforming to ASTM C923.
When connecting to an existing sewer main by means other than an existing service stub, wye, tee, or
manhole, one of the following methods shall be used:
a. Circular saw-cut of sewer main by proper tools (“shewer-tap” machine or similar) and proper
installation of a suitable hub-wye saddle or hub-tee saddle.
b. Remove the 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 the desired length of pipe for insertion of proper
fittings, using “Band-Seal” or similar flexible type couplings to hold it firmly in place.
d. Other method approved by Jurisdictional Agency.
“Band-Seal” or similar flexible type couplings shall be used in the connection of sewer pipe of dissimilar
materials.
The Contractor shall mark the locations of the ends of the service stubs with 4”x4” wood posts
extending a minimum of three (3) feet above the ground. The top twelve (12) inches of post shall be
painted green for sanitary, white for storm, and blue for water. The Contractor shall keep accurate
records of all service connection locations.
All structures including but not limited to frames and lids or grates, cleanouts, b-boxes, etc. shall be
adjusted as necessary by the Contractor to final finished grade elevation.
All sanitary sewers, storm sewers, water mains as well as their services and other related
appurtenances shall be thoroughly cleaned to the satisfaction of the Village/City, Owner, and Engineer
as necessary during construction, prior to inspection and testing, and at the end of the project.
The Contractor shall coordinate the testing and televising so that it can be witnessed by the applicable
Jurisdiction Agency.
The cost of the cleaning, televising, and testing shall be considered incidental to the Contract.
All deficiencies and defects observed as well as any necessary corrective work required as the result
of testing or television inspection shall be performed by the Contractor at no additional cost to the
Owner and without delay. All dips, cracks, leaks, improperly sealed joints and departures from the
approved grades and alignment shall be repaired by removing and replacing the involved sections of
pipe. Upon completion thereof, the sewer shall be retested and/or re-televised and such further
inspection made as may appear warranted by the Owner or as required by the Jurisdictional Agency.
Refer to Sanitary Sewer, Storm Sewer, Water Main and Water Main Protection Requirements for
additional requirements.
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ratings in accordance with ASTM C478 and OSHA requirements. The steps shall be placed uniformly
at twelve (12) to sixteen (16) inches on-center and shall be located directly below the manhole frame
opening and shall not be located directly over a pipe opening with the alignment of the steps generally
perpendicular to the pipe flow direction wherever possible.
An external drop manhole structure in accordance with Plans or other Jurisdictional Agency
requirements shall be provided where the difference between inverts is greater than or equal to two (2)
feet.
The minimum cover over sanitary sewer lines and services shall be three (3) feet.
The minimum sanitary service line size shall be 6-inch diameter pipe at a 1.0% minimum slope. All
services stubs shall be capped with a watertight plug until connection is ready to be made. The plug
shall be properly secured to withstand the required test pressures.
Sanitary sewer service risers shall be installed where the mainline sewer depth is greater than twelve
(12) feet or in locations indicated on the Plans.
Cleanouts shall be provided in locations shown on the Plans or as required by the Jurisdictional
Agency.
All floor drains shall discharge into the sanitary sewer.
External grease traps, if applicable, shall be provided in accordance with the Jurisdictional Agency
requirements at the locations shown on Plans. Contractor shall submit shop drawings for review and
approval prior to ordering or fabricating the grease trap.
Sanitary sewers and related appurtenances shall be tested and televised in accordance with the
following:
a. All sanitary sewers shall be tested for acceptability by either an air test, infiltration of water test, or
exfiltration of water test or a combination thereof in accordance with the “Standard Specifications
for Water and Sewer Construction”, latest edition or in accordance with the requirements of the
Village/City or applicable Jurisdictional Agency, whichever is more restrictive. The maximum
allowable rate of infiltration or exfiltration shall not exceed 200 gallons per inch diameter of pipe
per mile of pipe per day.
b. All flexible pipe sanitary sewers shall be deflection tested in accordance with the “Standard
Specifications for Water and Sewer Construction”, latest edition or in accordance with the
requirements of the Village/City or applicable Jurisdictional Agency, whichever is more restrictive.
Deflection shall not exceed the manufacturer's recommended deflection limits or a maximum of
5% of the internal diameter of the pipe, whichever is more stringent.
c. All sanitary manholes shall be tested for watertightness using a leakage test in accordance with
ASTM C969 - “Standard Practice for Infiltration and Exfiltration Acceptance Testing of Installed
Precast Concrete Pipe Sewer Lines” or ASTM C1244 - “Standard Test Method for Concrete
Sewer Manholes by the Negative Pressure (Vacuum) Test Prior to Backfill”.
d. The Contractor shall televise all newly constructed sanitary sewers in accordance with applicable
Jurisdictional Agency requirements prior to the completion of the project and final acceptance. A
copy of the inspection video shall be provided to the applicable Jurisdictional Agency and the
Engineer for review.
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manner which will minimize soil erosion. Further, the disturbance shall be kept to a minimum and all
disturbed areas shall be stabilized with temporary or permanent measures within fourteen (14) days of
active hydrologic disturbance or re-disturbance.
The Contractor shall take precautionary measures to minimize earthwork and other activities in the
areas where trees are to be saved or protected as to not cause injury to roots or trunks.
Embankment placement including preparation of existing ground surface prior to embankment
placement and compaction shall be in accordance with Section 205 of the IDOT Standard
Specifications. All embankments located within structural fill areas or zones of influence thereof shall
be constructed to a minimum 95% of the modified proctor density in accordance with ASTM D1557.
Embankments located in non-structural fill areas shall be constructed to a minimum of 90% of the
modified proctor density in accordance with ASTM D1557.
Topsoil respread shall consist of placing a layer of topsoil to the depth indicated on the Landscape
Plans over the disturbed unpaved areas within the construction limits. These areas shall then be
seeded, sodded, landscaped, stabilized, etc. as indicated on the Plans.
Sod shall be placed on all disturbed areas within the right-of-way and at other locations indicated on
the Plans.
Refer to the Landscape Plans prepared By Others for additional information on the landscaping and
ground cover requirements.
Completed subgrade grading and final finished grading for all proposed improvements shall be within a
tolerance of plus or minus one-tenth (0.1) foot of the design elevation.
Contractor shall provide uniform slopes between proposed grades and smooth vertical
curves/transitions through all high and low points. Smooth transitions shall be provided where any
proposed improvements match into or abut existing improvements.
The subgrade for the proposed streets and other pavement areas shall be proof-rolled by the
Contractor in the presence of the Village/City Engineer or applicable Jurisdictional Agency and the
Geotechnical/Soils Engineer. Any unstable areas or failures encountered shall be removed and
replaced or remediated as directed by the Village/City Engineer or applicable Jurisdictional Agency and
Geotechnical/Soils Engineer. Any unstable areas or failures encountered and remediation method
including approximate size, quantity, etc. shall be documented by the Geotechnical/Soils Engineer.
It shall be the responsibility of the Contractor to legally remove from the site any and all materials and
debris which results from their construction operations at no additional expense to the Owner. Burning
or incineration on the site is not permitted.
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Definition of Terms:
a. “Owner” shall mean the person or entity with which Haeger Engineering, LLC has been contracted
with to prepare the Plans and Specifications.
b. “Engineer” shall mean Haeger Engineering, LLC.
c. “Contractor” shall mean the persons or entities responsible for performing and constructing the
work described in the Plans, Specifications and other Construction Documents including but not
limited to furnishing all labor, materials, tools, equipments, and other incidentals necessary.
d. “Plans and Specifications” shall mean the Engineering Drawings and any Specifications prepared
by Haeger Engineering, LLC, the Engineer.
e. “Jurisdictional Agency” shall mean any local, municipal, county, township, state or federal entity of
government or other entity having jurisdiction of some aspect of the project from whom approval,
permit and/or review and approval was required.
The Specifications governing this project are as follows:
a. All applicable Village/City and other applicable Jurisdictional Agency Ordinances, Codes,
Regulations, Requirements, Policies, Specifications, Standards, etc.
b. Roadway and Earthwork construction shall conform to the Illinois Department of Transportation
(IDOT) “Standard Specifications for Road and Bridge Construction”, latest edition and any
subsequent “Supplemental Specifications and Recurring Special Provisions” as well as any
applicable IDOT Highway Standards. Hereafter these items shall be collectively referred to as
the IDOT Standard Specifications.
c. Water Main, Storm Sewer, and Sanitary Sewer construction shall conform to the “Standard
Specifications for Water and Sewer Construction in Illinois”, latest edition.
d. Soil Erosion and Sedimentation Control shall conform to the Illinois Environmental Protection
Agency (IEPA) “Illinois Urban Manual” (IUM), latest edition and “Illinois Procedures and Standards
for Urban Soil Erosion and Sedimentation Control”, latest edition.
e. Traffic Control shall conform to the “Manual of Uniform Traffic Control Devices” (MUTCD), latest
edition, as well as the latest edition of the “Illinois Supplement to the MUTCD”, and IDOT “Quality
Standard for Work Zone Traffic Control Devices”, latest edition.
f. All handicap accessibility items shall conform to the Illinois Accessibility Code (IAC), latest edition.
g. General Notes and Specifications contained herein or elsewhere as a separate document.
If a conflict, contradiction, or discrepancy occurs between any of the above Specifications the more
stringent requirement shall apply, unless directed otherwise by the applicable Jurisdictional Agency.
Contract Documents:
a. The Engineer's Plans and Specifications shall be included as part of the Contract Documents.
b. All Contractors shall carefully examine the Plans and Specifications, and other Contract
Documents prepared for the work. They shall visit the site of the work and acquaint themselves
with all local conditions, codes, and requirements affecting the contract. If awarded the contract,
they shall not be allowed extra compensation by reason of any unforeseen difficulties or obstacles
which the Contractor could have discovered or reasonably anticipated or inferred prior to bidding
or start of construction.
c. Should it appear that the work covered by the Plans and Specifications or other Contract
Documents is not sufficiently detailed or explained, a Request For Information (RFI) Form shall be
submitted to the Engineer for further explanations and drawings as may be necessary to clarify
the point in question prior to the contract award. It is the intention of the Contract Documents to
provide a job complete in every respect. Incidental items or accessories necessary to complete
the work may not be specifically noted or shown but that are necessary to complete the project
shall be considered incidental to the Contract. The Contractor is responsible for this result and to
turn over the project in complete operating condition, irrespective of whether the contract
documents cover every individual item in minute detail.
d. The Contractor shall review the subsurface exploration and geotechnical report (a.k.a. soil boring
report) prepared by _____________________ dated ___________________, to become familiar
with the subsurface soil conditions for the site. Copies of all such soil boring reports for the
property can be obtained from the Owner. If any additional soils data is needed to confirm the
Contractor's opinions of the subsurface conditions, this shall be done at the Contractor's expense.
The Contractor shall obtain the Owner's written authorization to access the site to conduct a
supplemental soils investigation. The Owner and Engineer make no representation or warranty
regarding the number, location, spacing or depth of borings taken, nor of the accuracy or reliability
of the information given in the results thereof. Furthermore, the Owner and Engineer assume no
responsibility for the possibility that during construction, the soil and groundwater conditions may
vary between borings or are different than previously indicated. Any bracing, sheeting, dewatering
or special construction methods deemed necessary by the Contractor in order to install the
proposed improvements shall be considered incidental to the Contract and no additional
compensation will be allowed.
Should any apparent errors, omissions, discrepancies or conflicts be discovered on the Plans,
Specifications, Quantities or other Contract Documents by the Contractor, whether prior to or after the
award of the contract, the Engineer's attention shall be called to the same before work is begun
thereon, so that proper clarification can be provided or revision made. If any work is done without
contacting the Engineer, it shall be considered that the Contractor has proceeded at their own risk and
expense.
Whenever the performance of work is indicated on the Plans, and no specific item is included in the
Contract for payment, the work shall be considered incidental to the Contract and no additional
compensation will be allowed. The Contractor shall provide all necessary labor, material, equipment,
etc. necessary to perform all the work required for construction of the proposed improvements.
The base plan/drawing for the Engineering Plans (existing conditions, site topography, utilities,
rights-of-way, etc.) was obtained from the topographic survey prepared by:

37. The Contractor is responsible for having a set of approved Plans and Specifications with the latest
revision date on the job site at all times during the construction period.
38. The Contractor shall maintain a clean, legible, undamaged set of Field Marked Construction Plans.
These Field Marked Construction Plans shall show the location of the actual installed location of all
underground utilities including related appurtenances (sanitary, storm, water, service stubs, gas,
telephone, electric, cable TV, etc.) giving particular attention to concealed elements that would be
difficult to measure and record at a later date. Any approved modifications, deviations, or alterations
from the approved Plans should also be noted and shown on these Field Marked Construction Plans.
These Field Marked Construction Plans shall be provided to the Owner/Engineer at the completion of
construction.
39. All work that is performed that is not in conformity with the Plans, Specifications or other Contract
Documents or that is defective shall be removed and replaced, or otherwise corrected or remedied by
and at the sole expense of the Contractor. Any unauthorized work or work performed beyond the limits
or in excess of that shown on the Plans will not be measured or paid for.
40. All work performed under the Plans, Specifications or other Contract Documents shall be guaranteed
against all defects in materials and workmanship of whatever nature by the Contractor and his surety
for a minimum period of 12 months from the date of final acceptance of the work by the Village/City,
other applicable Jurisdictional Agencies, and the Owner, unless otherwise agreed upon in writing with
the Owner prior to the start of construction,.
41. Before acceptance by the Owner and prior to final payment all work shall be inspected and approved
by the Owner or designated representative. Final payment will be made after the Contractor's work
has been approved and accepted or as required by the Contract Documents.
42. The Owner shall have As-built or Record Drawings prepared and submitted to the Village/City and all
other applicable Jurisdictional Agencies for approval after the completion of construction. These
drawings shall be prepared in accordance with the Village/City and other applicable Jurisdictional
Agency requirements. The As-built or Record Drawings must be prepared, and signed and sealed by a
registered professional Engineer in Illinois.
43. Refer to the Landscape Plan for additional information on the proposed Wood Fence along the west
property line and segmental block retaining wall.
44. Refer to the Architectural and Structural Plans for additional information on the proposed steps and
railings in the locations noted on the plans.
45. Refer to the Site Lighting Plans for additional information on the light poles and foundations.
46. Project site design shall conform to International Residential Code (IRC).
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shall coordinate the location and install PVC sleeves as necessary under the proposed pavement,
curbs, walks, etc. for utility companies to run their proposed utility lines.
Before doing any work which will damage, disturb or leave unsupported, or unprotected any utility lines
or related appurtenances encountered, the Contractor shall notify the respective Owner thereof, who
will make all arrangements for relocating, adjusting, bracing, or otherwise maintaining or abandoning
service on lines that fall within the limits of the proposed construction without cost to the Contractor,
including the removal of all cables, manhole covers and other related appurtenances which the Owner
desires to salvage. After such arrangements have been made, the Contractor will proceed with the
work as directed by the Engineer. All utility lines and related appurtenances which are abandoned
shall be removed if necessary and legally disposed of legally off-site by the Contractor.
No extra compensation will be allowed by the Contractor for any expense incurred for complying with
all of these aforementioned utility coordination and cooperation requirements, or because of delays,
inconvenience or interruptions in their work resulting from the failure of any utility company to remove,
relocate, construct, reconstruct or abandon their services. The responsibility for prompt and timely
removal, relocation, reconstruction or abandonment of their facilities by all utility companies involved,
and the coordination of their own work with that of these companies to the end that work on this
improvement is not delayed because of the necessary changes in the existing utilities, public or private,
shall rest upon the Contractor.
Prior to commencing work, the Contractor is to field check and verify all critical locations, elevations,
materials, sizes, dimensions, and conditions affecting the work, and notify the Engineer immediately if
there are any suspected discrepancies. No work shall be performed until the suspected discrepancy
has been resolved. The Contractor shall also call to the attention of the Engineer any errors or
discrepancies which may be suspected in the lines and grades which are established by the Surveyor,
and shall not proceed with the work until any lines and grades which are believed to be in error have
been verified or corrected by the Engineer.
The Contactor shall maintain positive drainage at all times during construction. Construction shall not
block off-site drainage and the flow from any drainage ways, field tiles, storm sewers or similar draining
off-site properties. All on-site existing field tiles, storm sewers, drainage ways or similar encountered
or damaged during construction shall be maintained, restored to their original pre-construction
condition or better, properly re-routed, and/or connected to the proposed stormwater drainage system.
If this can't be accomplished then the field tile should be repaired or re-routed with new pipe of similar
diameter to the original line and put back in service. The Contractor shall notify the Engineer if any
such field tiles are encountered. Whenever during any construction activities any loose material is
deposited in the flow line of gutters, ditches, drainage structures, etc. such that the natural flow of
water is obstructed, this material shall be removed by the responsible party.
Prior to commencement of construction, on sites that will ultimately result in the disturbance of one (1)
acre or more, the Contractor shall be responsible for obtaining a copy of the notice of coverage letter
and the IEPA National Pollutant Discharge Elimination System (NPDES) General Permit ILR10 from
the Owner. The Owner together along with the Contractor and/or other entities if so designated by the
Owner, shall be responsible for ensuring that all the requirements of the General Permit and the Storm
Water Pollution Prevention Plan (SWPPP) including but not limited to the installation, maintenance as
well as the installation of any additional measures necessary that may be required, and inspections of
the soil erosion and sediment control measures as well as completing all of the necessary applicable
certifications, reports, logs, etc. Inspections are required to be performed at least once every seven (7)
calendar days and within 24 hours of the end of a storm event of 0.5 inches of rain (or equivalent
snowfall) or greater. The SWPPP and all the required paperwork shall be kept on-site and be
organized and ready for viewing.
No construction activities, disturbance or fill shall occur within the limits of natural resources such as
wetlands, floodplains, creeks, streams, ponds, lakes, basins, reservoirs, etc. or their respective buffers
unless specifically specified on the Plans and further that the work has been permitted. The Contactor
shall take sufficient precautions to protect these natural resources that are to remain, whether on-site
or on adjacent property, to protect them from sediment, fuels, oils, bitumens, calcium chloride, or other
harmful materials that may be a detriment. The Contractor shall conduct and schedule their
Construction so as to avoid siltation, or other disturbance or impact to these natural resource areas.
The Contractor shall not disturb or otherwise impact these designated natural resource areas, or areas
that have been designated to be protected or as essential habitat for State or Federal listed
endangered or threatened species, or Prairie or Savannah areas where the Owner has made
commitments for protection of these areas. Also, if previously unidentified natural resource areas,
prairies, savannahs, or areas or locations suspected of containing protected species are identified
during construction, the Contractor shall not disturb them unless written permission to do so is granted
by the Owner or applicable Jurisdictional Agency. If the Owner, Engineer, or applicable Jurisdictional
Agency determines that additional measures are necessary to prevent or mitigate project effects on
natural resource areas, prairies, savannahs, protected species, or essential habitat the Contractor shall
cooperate in accomplishing these measures.
The Contractor shall confine their activities to within the project boundaries, work areas, or easements
specified. No work shall be performed on adjacent private property or outside the project work areas
without the written permission of each respective Owner. The Contractor shall be liable for damage
caused to existing or newly installed improvements as well as any damage on adjacent property or
areas outside designated work areas, provided damage is a result of Contractor action, or lack thereof.
The Contractor is responsible for returning all areas affected by equipment, materials and/or laborers
to pre-construction condition or better. All existing utilities or improvements, including but not limited to
pavements, curbs, drives, trees, and parkways damaged or removed during construction shall be
promptly restored to their respective original pre-construction condition or better. The Contractor is
also responsible for protecting all newly constructed work from damage until the project has been
completed and has been approved and accepted by the Owner.
Clean-up and final restoration shall be performed immediately upon completion of each phase of the
work or when directed to do so by the Owner, so that these areas will be restored as nearly as possible
to their original pre-construction condition or better, and shall include but not be limited to, restoration
of maintained lawns and rights-of-way, roadways, driveways, sidewalks, ditches, landscaping, fences,
mailboxes, storm sewers, drain tiles, sanitary sewers, water mains, etc. It shall also be the
responsibility of the Contractor to remove from the site any and all materials and debris which results
from their construction operations at no additional expense to the Owner.
All proposed grades shown on the Plans shall be considered to be finished grade surface elevations
unless noted otherwise.
Construction staking/layout shall be provided by the Contractor and shall be included in the Contract
Price unless otherwise agreed upon in writing with the Owner prior to the start of Construction.
All Construction means and methods, techniques, procedures, scheduling, sequencing, and job site
safety is the sole responsibility of the Contractor.
The Contractor shall observe and comply with all the Occupational Safety and Health Administration
(OSHA) standards, rules and regulations, as well as any other applicable local, state and federal safety
requirements.
All trenching, shoring, bracing and construction work performed shall be in accordance with the
Occupational Safety and Health Administration (OSHA) standards.
The Contractor shall take whatever steps necessary to protect the public from open trenches,
excavations, and other site obstructions or hazards. No trenches, excavations or holes in the
pavement or parkway are to be left open over a holiday, weekend, or after 3 p.m. on the day preceding
a holiday or weekend.
During construction the Contractor and their Sub-Contractors shall keep the premises clean by
removing all rubbish, debris, waste material and other accumulations as necessary. The Contractor
shall clean the premises to the satisfaction of the Village/City and Owner.
The Contractor shall have appropriate equipment and material including street sweepers and end
loaders available on-site at all times when equipment or vehicles are using existing public or private
roads and/or pavement. The Contractor shall immediately remove any sediment or debris including but
not limited to dirt, mud, clay, sediment, concrete, gravel, sand, stones, plant material, refuse, garbage,
oil, grease, etc. deposited on any roadway, street, walk, alley or other pavement by any equipment,
vehicles or personnel associated with this project. This work shall be considered incidental to the
Contract.
The Contractor shall at all times maintain proper dust control at the site and shall have a watering truck
readily available during all working hours. The Contractor shall water the entire site whenever the site
conditions become unhealthy due to blowing soil or dust. The site shall be watered as many times per
day as necessary to maintain a healthy work site as determined by the Owner or Engineer. Water for
non-emergency use shall not be obtained from any fire hydrant, unless the fire hydrant is metered with
a proper backflow preventer in accordance with Village/City or Jurisdictional Agency requirements.
The cost to furnish dust control shall be incidental to the cost of Construction.
Trees not marked for removal shall be protected as necessary by the Contractor. In the event that a
tree is damaged by the Contractor during construction, the Contractor shall replace such tree with a
tree or trees in accordance with Village/City requirements. If the Village/City does not have specific
tree replacement requirements, the damaged existing or newly planted tree shall be replaced in
accordance with the procedures outlined in Section 201 of the IDOT Standard Specifications. The
Contractor shall ensure that they are familiar with the applicable tree preservation requirements and
shall be held responsible for the replacement of all damaged trees not designed for removal, and any
penalties associated with the unapproved removal of trees.
Where overhanging branches, limbs, or roots interfere with the required construction activities, said
branches, limbs, or roots shall be trimmed or pruned as necessary in accordance with Section 201 of
the IDOT Standard Specifications. This work shall be performed under the supervision of an approved
arborist or landscape architect.
The Contractor is responsible for the installation and maintenance of adequate signs, traffic control
devices, and warning devices, in accordance with the Plans, applicable IDOT Standard Specifications
and the MUTCD Standards to inform and protect the public during all phases of construction. The
Contractor shall provide all signage, barricades, devices, equipment, personnel, etc. necessary to
provide for safe and efficient traffic flow in all areas where the work will interrupt, interfere or cause to
change in any form, the conditions of traffic flow that existed prior to the commencement of any
portions of the work. Roadways shall remain open to a degree satisfactory to the Owner or applicable
Jurisdictional Agency which at their discretion may require the Contractor to furnish traffic control under
these or other circumstances where in their opinion it is necessary for the protection of life and
property. Emergency vehicle access along with access to fire hydrants shall be maintained at all times.
Further, unless authorized by the Owner, all existing access points shall be maintained at all times by
the Contractor.
Where noted in the Plans, the Contractor shall have Shop Drawings and any other required supporting
documentation or calculations prepared and submitted for review and approval prior to any fabrication,
placement, or construction. If structural elements such as retaining walls are required, the drawings
and any required supporting design calculations must be prepared, and signed and sealed by an Illinois
licensed Structural Engineer.
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All work under this Section shall be performed in accordance the IDOT Standard Specifications or as
specified in the Plans.
Concrete curb or curb and gutter shall be constructed in accordance with the Plans and Section 606 of
the IDOT Standard Specifications. A ¾” pre-molded fiber joint filler along with two (2) 18" long x ½”
(#4) epoxy coated smooth round dowel bars with greased end caps, centered on joint, shall be
provided at expansion joints. Expansion joints shall be provided at a maximum of sixty (60) foot
intervals and at all points of curvature and tangency, curb returns, five (5) feet either side of edge of
structures, and at the end of each pour. Construction joints shall be provided at maximum twenty (20)
foot intervals.
Where proposed curb or curb and gutter connects to an existing curb or curb and gutter, the existing
curb or curb and gutter shall be saw-cut and then two 18" long x ½” (#4) epoxy coated smooth round
dowel bars with greased end caps shall be drilled and installed nine (9) inches into the existing and
proposed curb. Bars shall be installed in a location similar to that of the expansion joint in the curb or
curb and gutter as applicable.
All curb and curb and gutter constructed over a utility trench shall be reinforced with two (2) #4 epoxy
coated reinforcing bars for a length of ten (10) feet centered over the trench or as shown on the plans.
Reversed pitched curb and gutter shall be installed in areas where pavement slopes away from the
curb.
Sidewalks and walks shall be constructed in accordance with the Plans and Section 424 of the IDOT
Standard Specifications. Concrete sidewalks and walks shall be thickened to a minimum of 6” at all
driveways. All sidewalks and walks shall be IDOT Portland Cement Concrete, Class SI, on compacted
aggregate base course as shown on the Plans. Scored contraction joints shall be provided at five (5)
foot intervals or as specified in the Plans. Expansion joints consisting of a ½” pre-molded fiber joint
filler shall be provided at maximum fifty (50) foot intervals, and adjacent to concrete curbs, drives,
foundations, ramps, etc. as well as when meeting existing concrete walks.
Sidewalks and walks constructed over a utility trench shall be reinforced with three (3) #4 round epoxy
coated reinforcing bars for a length of ten (10) feet centered over the utility trench or as shown on the
plans.
Curb ramps accessible to the disabled with raised truncated dome detectable warning surface of
standard brick red color or other contrasting color shall be provided at all locations where sidewalk
meets curb and at other locations shown on the Plans in accordance with the Illinois Accessibility Code
(IAC), latest edition and IDOT Standard 424001, latest revision.
Curing and protection of all exposed concrete surfaces shall be in accordance with the IDOT Standard
Specifications. No “honey-combing” or other similar failures of the concrete surfaces will be accepted.
Aggregate base course shall be in accordance with the Plans and Section 351 of the IDOT Standard
Specifications. Aggregate base course material shall be CA-6, Type B, 100% crushed gravel
conforming to Section 1004 of the IDOT Standard Specifications.
Bituminous binder and surface courses shall be Hot Mix Asphalt (HMA) of type and compacted
thickness as specified in the Plans and shall be constructed in accordance with Section 406 of the
IDOT Standard Specifications. The surface course shall be made with virgin materials; no recycled
materials shall be allowed unless specified otherwise on the Plans. The Contractor shall provide and
pay for the services of a competent paving laboratory to design and supervise the control of the paving
mixture. All paving materials and mixes shall be IDOT certified.
Portland cement concrete (PCC) pavement shall be Class PV with reinforcement as specified on Plans
and be constructed in accordance with Section 420 of the IDOT Standard Specifications.
All concrete work shall be finished with a broom finish unless specified otherwise in the Plans.
The Contractor shall saw-cut the exposed edges of all existing pavement adjacent to any proposed
pavement, apron, sidewalk, curb and gutter or similar to provide a smooth, clean edge that is free of
loose material. A proper transition butt joint and/or taper shall also be provided as necessary. Refer to
butt joint detail for additional information.
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All soil erosion and sedimentation control (SESC) measures shall be installed and properly maintained
in accordance with the Illinois Environmental Protection Agency's (IEPA) “Illinois Urban Manual”, latest
edition and “Illinois Procedures and Standards for Urban Soil Erosion and Sedimentation Control”,
latest edition, and shall be followed as directed by the Village/City and Engineer. In addition, on sites
that will ultimately result in the disturbance of one (1) acre or more the provisions outlined in the
General National Pollutant Discharge Elimination System (NPDES) General Permit No. ILR10, latest
edition, shall also be followed.
Prior to commencement of construction, on sites that will ultimately result in the disturbance of one (1)
acre or more, the Contractor shall be responsible for obtaining a copy of the notice of coverage letter
and the IEPA National Pollutant Discharge Elimination System (NPDES) General Permit ILR10 from
the Owner. The Owner together along with the Contractor and/or other entities if so designated by the
Owner, shall be responsible for ensuring that all the requirements of the General Permit and the Storm
Water Pollution Prevention Plan (SWPPP) including but not limited to the installation, maintenance as
well as the installation of any additional measures necessary that may be required, and inspections of
the soil erosion and sediment control measures as well as completing all of the necessary applicable
certifications, reports, logs, etc. Inspections are required to be performed at least once every seven (7)
calendar days and within 24 hours of the end of a storm event of 0.5 inches of rain (or equivalent
snowfall) or greater. The SWPPP and all the required paperwork shall be kept on-site and be
organized and ready for viewing.
All erosion control measures are to be installed prior to any demolition, earth moving activities or other
disturbance.
Soil Erosion Control measures shall include the provision of an erosion control fence as required along
the area of disturbance, a stabilized construction entrance, and sediment traps or other inlet protection
method at each inlet or catch basin.
Contractor to establish a temporary stabilized construction entrance as well as install all perimeter silt
fence prior to the start of any clearing or grading activities.
Temporary gravel stabilized construction entrance shall be maintained, adjusted, and/or relocated as
necessary to prevent mud and other debris from being tracked onto adjacent public roadways. Any
mud or other debris that is tracked onto a public road shall be properly removed as soon as practical,
but before the end of each working day.
After the start of mass grading and before all storm water conveyance improvements are in place and
functional, all on-site storm water shall be temporarily diverted into the detention basin or a properly
constructed temporary sedimentation basin or collection device, as per local requirements, so as to
prevent surface waters from flowing onto adjacent property.
Disturbed areas shall be stabilized by seeding within seven (7) calendar days of the completion of
disturbance. If construction activity on a portion of the site is to resume within fourteen (14) calendar
days of the end of the last disturbance, then stabilization measures do not have to be initiated on that
portion of the site by the 7th day after the completion of said disturbance. Areas with slopes 3H:1V or
greater shall be stabilized with erosion control blanket or mat in addition to seeding.
The Contractor shall provide adequate planning and supervision during the project construction period
for implementing construction methods, processes and cleanup procedures necessary to prevent
water pollution and control erosion.
No sediment or debris shall be allowed to enter the existing storm sewer system or flow off-site.
All temporary and permanent erosion and sedimentation control measures shall be maintained,
repaired and/or replaced as necessary to ensure effective performance. If required, a designated
erosion control inspector shall inspect all measures every seven (7) calendar days, or within
twenty-four (24) hours of a 0.5-inch rain event or equivalent snowfall, and report where items are in
non-compliance. Otherwise, the Contractor shall be responsible for the inspection as well as
maintenance of all measures and shall be subject to the terms of Federal, State, and local
requirements.
All temporary erosion and sedimentation control measures are to remain in place and be functioning
until final stabilization. After final stabilization, the Contractor is to remove and properly dispose of all
erosion and sedimentation measures according to Jurisdictional Agency requirements within thirty (30)
days. All disturbed areas or trapped sediment that accumulates from said measures shall be
permanently stabilized.
Topsoil stockpiles shall not be located in flood prone areas or buffers protecting wetlands, or waters of
the United States or County. Stockpiles shall be protected from erosion by installing silt fence around
the perimeter of the stockpile(s). Stockpiles shall be seeded within seven (7) calendar days of
completion.
If dewatering services are used, adjoining properties and discharge locations shall be protected from
erosion. Discharges shall be routed through an effective sediment control measure (i.e., sediment
Trap, sediment Basin, or other appropriate measure).
All storm sewers, drainage structures, catch basin sumps and/or retention/detention/sedimentation
basins provided within this project are to be cleaned at the end of construction and prior to final
acceptance. Cleaning may also be required during the course of construction if it is determined that
the structures are not properly functioning and their performance is impaired.
Storm water conveyance swales, channels, streams or similar, if disturbed, are to be stabilized within
48 hours after the end of active disturbance.
Extreme caution shall be taken by the Contractor to prevent erosion and siltation during construction.
The Contractor shall inspect catch basins and clean out if necessary. The contractor shall use
silt/erosion control fence staked in place to prevent siltation of all drainage structures.
The Contractor shall water the site, as required during dry weather to control dust.
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WATER MAIN
IEPA construction permit shall be secured prior to starting any construction of the water main system.
Refer to Sewer and Water Main General Notes for additional requirements.
Water Main Pipe shall be Ductile Iron Pipe (DIP), Class 52 conforming to ANSI A21.51 and AWWA
C151 with a 150 psi working pressure, with push-on double sealing rubber gasket joints conforming to
ANSI A21.11 and AWWA C111. The interior of the pipe and fittings shall be cement-mortar lined in
accordance with ANSI A21.4 and AWWA C104. The exterior of all pipes and fittings shall be coated
with an asphaltic coating per ANSI A21.51 and AWWA C151 for ductile iron pipe, and ANSI
A21.10/A21.53 and AWWA C110/C153 for fittings. The ductile iron pipe and fittings shall be encased
by a polyethylene encasement with an 8 mil thickness, Class C (Black) conforming to ANSI A21.5 and
AWWA C105. Installation of DIP and fittings shall be in accordance with AWWA C600.
Ductile iron fittings or cast iron fittings shall conform to ANSI A21.10 and AWWA C111; and compact
ductile iron fittings shall conform to ANSI A21.53 and AWWA C153.
All water structures shall be constructed of precast reinforced concrete sections with tongue and
groove joints conforming to ASTM C478 and shall have a minimum inside diameter of 48-inches. If
structure diameter is not specified in the Plans the required structure diameter shall be determined by
size of pipes and appurtenances that need to be located within said structure. The precast reinforced
concrete base and bottom section shall be monolithically cast. All pipe openings in the structure shall
be precast into the structure walls at the proper invert elevation and orientation. Water structures shall
have concentric cones, except where necessary due to height and opening restrictions, where a
precast reinforced concrete flat top slab section shall be provided in-lieu of an eccentric cone section.
Flat top slabs shall conform to IDOT Standard Detail 602601 as well as meet the H-20/HS-20 loading
requirement. Concrete adjusting rings will be permitted where necessary and shall be limited to two (2)
adjusting rings totaling not more than eight (8) inches in height. All joints between structure sections,
adjusting rings and frames shall be securely sealed to one another using a resilient, flexible,
non-hardening bituminous mastic or butyl sealing compound in accordance with ASTM C990, or
flexible rubber gasket in accordance with ASTM C443 in order to provide a watertight joint. The
Contractor shall remove all excess mastic on inside of structure and butter joints with mortar. All water
structures shall be watertight.
Valve vaults shall have minimum inside diameter of forty-eight (48) inches for eight (8) inch diameter
and smaller valves, and have a minimum inside diameter of sixty (60) inches for ten (10) inch and
larger valves.
Water services 2 ½ inches in diameter and smaller shall be Type K Copper for underground services
conforming to ASTM B88 and ASTM B251. Larger diameter water services shall be of same pipe and
joint materials as the mainline water main or as noted on the Plans.
The minimum cover from finished grade to the top of the water main and water services shall be 6.0
feet.
Water main fittings (i.e., bends, elbows, tees, reducers, etc.) may not be specifically referenced on the
Plans and are to be considered incidental and included in the linear footage cost of the watermain.
The standards for maximum deflection at pipe joints and laying radius for the various pipe types and
lengths shall be per the following:
a. Ductile Iron Pipe (DIP) - AWWA C600.
b. Polyvinyl Chloride (PVC) Pipe - AWWA C900.
c. High Density Polyethylene (HDPE) - Per Manufacturer's requirements.
Thrust blocking shall be installed on water mains at all tees, elbows, plugs, and bends 11 ¼ degrees or
greater etc. per the “Standard Specifications for Water and Sewer Construction”, latest edition. Thrust
blocking shall be poured in place Portland Cement Concrete.
All bends greater than 10 degrees, hydrants, tees, and fittings shall be mechanical joint with Mega-Lug
retaining glands or Field Lok gasket in casings, between fittings and at grade changes.
All bolts and nuts shall be Zylon Coated 304 Stainless Steel.
A tracer wire shall be installed on all non-metallic water mains. The wire shall be continuous from
valve vault to valve vault.
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Water mains, water services and related appurtenances shall be protected from any existing or proposed
drains, sanitary sewers, storm sewers, combined sewers, force mains, and sewer services. All these
previously mentioned items shall collectively be referred to as “sewer(s)” for the remainder of this section.
Horizontal and vertical separation requirements between water mains and sewers as well as other water
main protection requirements shall be in accordance with “Standard Specifications for Water and Sewer
Construction in Illinois”, latest edition and per the following:
1. Horizontal Separation:
a. Whenever possible, an existing or proposed water main must be at least ten (10) feet horizontally
from any existing or proposed drain, storm sewer, sanitary sewer, combined sewer or sewer
service.
b. Should local conditions exist which would prevent a lateral separation of ten (10) feet, an existing
or proposed water main may be closer than ten (10) feet to a sewer provided that the water main
invert is at least eighteen (18) inches above the crown of the sewer, and is either in a separate
trench or in the same trench on an undisturbed earth shelf located to one side of the sewer.
c. If it is impossible to obtain proper horizontal and vertical separation as described in Items 1a and
1b above, both the water main and sewer must be constructed of pipe and joint material that
conforms to water main quality pipe and joint standards, and be pressure tested to the maximum
expected surcharge head to assure water tightness before backfilling.
2. Vertical Separation:
a. Whenever water mains cross sewers, the water main shall be laid at such an elevation that the
invert of the water main is at least eighteen (18) inches above the crown of the sewer. This
vertical separation shall be maintained for that portion of the water main located within ten (10)
feet horizontally of any sewer crossed. This must be measured as the perpendicular distance
from the water main to the sewer. A length of water main pipe shall be centered over the sewer to
be crossed with joints placed equidistant from the sewer.
b. Where conditions exist that the minimum vertical separation set forth in Item 2a above cannot be
maintained, or it is necessary for the water main to pass under a sewer, one of the following two
measures must be taken:
i. The water main shall be installed within a PVC casing pipe that conforms to water main quality
pipe and joint standards and the casing pipe shall extend on each side of the crossing until the
normal distance from the water main to the sewer is at least ten (10) feet.
ii. The involved sewer shall be constructed of pipe and joint material which would conform to water
main quality pipe and joint standards until the normal distance on either side of the crossing from
the water main to the sewer is at least ten (10) feet.
c. In making such crossings, a length of water main pipe shall be centered over the sewer to be
crossed with joints equidistant from the sewer. Where a water main must cross under a sewer, a
vertical separation of eighteen (18) inches between the invert of the sewer and the crown of the
water main shall be maintained, along with means to support the sewer to prevent their settling
and breaking the water main.
3. The horizontal and vertical separation between water service lines and sewers or related service lines
should be the same as for water mains, as detailed above, except that when minimum horizontal and
vertical separation cannot be maintained, water main quality pipe and joints as described under
Vertical Separation above, may be used for sewer or related service lines.
4. Water mains or services shall not be allowed to pass through or come into contact with sewer
structures.
5. Water mains shall be separated from septic tanks, disposal fields, seepage beds, and sewage lift
stations by a minimum of twenty-five (25) feet.
6. Water mains shall be separated from sanitary sewer force mains by a minimum of at least ten (10) feet
horizontally and there shall be an eighteen (18) inch vertical separation at crossings.
7. The Contractor shall protect water mains and service lines from the entrance of hydrocarbons through
diffusion through any material used in the construction of the line.
8. Casing pipe shall be installed in locations and of material specified on the Plans or where necessary to
meet the water main protection requirements. The carrier pipe shall be securely blocked and banded
with appropriately spaced spacers, and sanitary and storm sewers shall maintain the specified
gradient. Upon installing the carrier pipe the voids between the casing and carrier pipe shall be filled
with sand, pea gravel or flowable fill and the ends shall be sealed.
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WATER MAIN PROTECTION REQUIREMENTS

a. Silt fences are to be cleaned as required during the course of the construction of the project or if
the Engineer determines that they are not properly functioning and their performance is impaired.
b. Sediment traps and basins shall be inspected immediately after each rainfall and at least daily
during prolonged rainfall. Any required repairs shall be made immediately.
c. Should the fabric decomposed or become ineffective prior to the end of the expected life and the
barrier still be necessary, the fabric shall be replaced promptly.
d. Sediment deposits should be removed after each storm event. They must be removed when
deposits reach approximately half the height of the barrier.
e. Mud or dust which is deposited on adjacent roadways shall be removed at the end of each day.
20. The sediment and erosion control measures indicated on the plans are the minimum requirements.
Additional measures may be required, as directed by the Engineer or Jurisdictional Agency.
21. The Contractor shall assume responsibility for maintenance of all soil erosion and sedimentation
control measures during and after construction. However, the Contractor shall not transfer these
improvements for the purpose of maintenance until they have completed with the above and until they
have received final inspection and approval from the Jurisdictional Agency or designated erosion
control inspector and a Notice of Termination has been filed (NOT).
22. The work shall generally follow the following typical Construction Sequencing:
a. Installation of them soil erosion and sediment control (SE/SC) measures:
1. Selective vegetation removal for silt fence installation
2. Silt fence installation
3. Construction fencing around areas not to be disturbed
4. Stabilized construction entrance
b. Install tree protection fencing and tree removal where necessary (clear & grub)
c. Construct sediment trapping devices (sediment traps, basins, etc.)
d. Construct detention facilities and outlet control structure with restrictor.
e. Strip and stockpile topsoil and mass grade the site
f. Temporarily stabilize topsoil stockpiles (seed and silt fence around toe of slope)
g. Install sanitary sewer, storm sewer, watermain and associated inlet & outlet protection
h. Permanently stabilize detention basins with seed and erosion control blanket
i. Temporarily stabilize all areas including lots that have reached temporary grade
j. Install roadways, parking areas, etc.
k. Final grade and permanently stabilize all outlot areas with topsoil and seed
l. Install structures and grade individual lots
m. Permanently stabilize site with topsoil and seed
n. Remove all temporary SE/SC measures after the site is stabilized with vegetation
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Refer to Sewer and Water Main General Notes for additional requirements.
Storm Sewer Pipe shall be constructed from one or more of the following materials as specified on the
Plans:
a. Reinforced Concrete Pipe (RCP) conforming to ASTM C76 with O-Ring gasket joints conforming
to ASTM C443. Pipe class shall be per Section 550 of IDOT Standard Specifications, except that
pipe shall be a minimum Class III in non-structural areas (i.e., grass, parkway, etc.) and a
minimum of Class IV in or within zone of influence of all structural areas (i.e., roadways, parking
lots, curbs, walks, etc.).
b. Polyvinyl Chloride (PVC) Pipe conforming to ASTM D3034 with a Standard Dimension Ratio
(SDR) of 26 unless noted otherwise on the Plans with elastomeric gasket joints conforming to
ASTM D3212.
c. High Density Polyethylene (HDPE) Pipe with smooth wall interior conforming to ASTM D3350 with
joints conforming to ASTM D3212 and ASTM D3350.
d. Ductile Iron Pipe (DIP), Class 52, conforming to ANSI A21.51 and AWWA C151 with rubber
gasket joints conforming to ANSI A21.11 and AWWA C111. The interior of the pipe and fittings
shall be cement-mortar lined in accordance with ANSI A21.4 and AWWA C104. The exterior of all
pipes and fittings shall be coated with an asphaltic coating per ANSI A21.51 and AWWA C151 for
ductile iron pipe, and ANSI A21.10/A21.53 and AWWA C110/C153 for fittings.
Where water main quality pipe and joints are required to meet the water main protection requirements
the storm sewer pipe shall be constructed from one or more of the following materials as specified on
the Plans:
a. Reinforced Concrete Pipe (RCP) conforming to ASTM C361 with O-Ring gasket joints conforming
to ASTM C443 and C361. Pipe class shall be per Section 550 of IDOT Standard Specifications,
except that pipe shall be a minimum Class III in non-structural areas (i.e., grass, parkway, etc.)
and a minimum of Class IV in or within zone of influence of all structural areas (i.e., roadways,
parking lots, curbs, walks, etc.).
b. Polyvinyl Chloride (PVC) Pipe conforming to ASTM D2241 with a Standard Dimension Ratio
(SDR) of 26 unless noted otherwise on the Plans with elastomeric gasket joints conforming to
ASTM D3139 and F477.
c. High Density Polyethylene (HDPE) pressure pipe with smooth wall interior and joints conforming
to AWWA C-906.
d. Ductile Iron Pipe (DIP), Class 52, conforming to ANSI A21.51 and AWWA C151 with rubber
gasket joints conforming to ANSI A21.11 and AWWA C111. The interior of the pipe and fittings
shall be cement-mortar lined in accordance with ANSI A21.4 and AWWA C104. The exterior of all
pipes and fittings shall be coated with an asphaltic coating per ANSI A21.51 and AWWA C151 for
ductile iron pipe, and ANSI A21.10/A21.53 and AWWA C110/C153 for fittings.
Non-circular reinforced concrete pipe shall be constructed from one or more of the following materials
as specified on the Plans:
a. Reinforced Concrete Arch Pipe in accordance with ASTM C506 and AASHTO M206.
b. Reinforced Concrete Elliptical Pipe in accordance with ASTM C507 and AASHTO M207.
c. Reinforced Concrete Box Culvert Sections in accordance with ASTM C1433.
All storm structures shall be constructed of precast reinforced concrete sections with tongue and
groove joints conforming to ASTM C478. If the structure diameter is not specified in the Plans the
required manhole diameter shall be determined by size of pipes and their orientation. The precast
reinforced concrete base and bottom section shall be monolithically cast. All pipe openings in the
structure shall be precast into the structure walls at the proper invert elevation and orientation.
Benches and defined channel invert flow lines shall be provided at bottom of structures to provide
smooth defined flow path between all inlet and outlet pipe inverts. Storm manholes and catch basins
shall have eccentric offset cones, except where necessary due to height and opening restrictions,
where a precast reinforced concrete flat top slab section shall be provided in-lieu of an eccentric cone
section. Flat top slabs shall conform to IDOT Standard Detail 602601 as well as meet the H-20/HS-20
loading requirement. Catch Basins shall have the sump depth as specified in the Plans. Concrete
adjusting rings will be permitted where necessary and shall be limited to two (2) adjusting rings totaling
not more than eight (8) inches in height. All joints between structure sections, adjusting rings and
frames shall be securely sealed to one another using a resilient, flexible, non-hardening bituminous
mastic or butyl sealing compound in accordance with ASTM C990, or flexible rubber gasket in
accordance with ASTM C443 in order to provide a watertight joint. The Contractor shall remove all
excess mastic on inside of structure and butter joints with mortar.
Manhole steps shall be furnished and installed in all Sanitary and Storm structures in accordance with
the “Standard Specifications for Water and Sewer Construction”, latest edition and as shown on the
Plans. Steps shall be polypropylene coated steel core reinforced steps with slip, load, and pullout
ratings in accordance with ASTM C478 and OSHA requirements. The steps shall be placed uniformly
at twelve (12) to sixteen (16) inches on-center and shall be located directly below the manhole frame
opening and shall not be located directly over a pipe opening with the alignment of the steps generally
perpendicular to the pipe flow direction wherever possible.
Open lid storm structures are designated with “Gr” on the Plans and closed lid storm structures are
designated with “Rim” on the Plans.
Closed lid storm structures frames and lids shall be Neenah R-1713 with Type B lid, or approved equal,
unless noted otherwise in the Plans. Closed lid storm lids shall be imprinted with the word “STORM”
cast into the lid.
Open lid storm structures frames and lids shall be Neenah R-2504-D, or approved equal, unless noted
otherwise in the Plans. Beehive structures shall have Neenah R-4340-B Frame.
Yard area drain structures shall be Nyloplast inline drains or drain basin structures, or approved equal,
unless noted otherwise in the Plans.
Concrete flared end sections shall be precast reinforced concrete with an end block cast separate to
anchor flared end section in place in accordance with IDOT Standard 542301 for circular concrete pipe
and IDOT Standard 542306 for elliptical concrete pipe. Grating for flared end sections shall be in
accordance with IDOT Standard 542311 and shall be provided at all flared end sections twelve (12)
inches or greater.
Rip-Rap with filter fabric in accordance with Section 281 of the IDOT Standard Specifications shall be
provided at locations shown on the Plans.
Cleanouts shall be provided in locations shown on the Plans or as required by the Jurisdictional
Agency.
All downspouts, footing drains, and outside storm drains shall discharge to the storm sewer or
discharge at grade. No stormwater shall be discharged into the sanitary sewer system.
Perforated pipe underdrains shall be corrugated flexible HDPE pipe conforming to AASHTO M252 or
M294, perforated polyethylene pipe of diameter specified on the Plans with a smooth interior and
wrapped in a soil filter fabric sock supplied and installed by the Contractor.
Elevations of structures located in curb and gutter are flow line elevations.
Elevations of flared end sections are provided at the extreme outer end of the flared end section.

15. The testing of the subgrade, aggregate base course, bituminous aggregate material, binder course,
surface course, and concrete work shall be required and be performed in accordance with the IDOT
Standard Specifications and requirements of the applicable Jurisdictional Agency. A qualified testing
firm shall be employed to perform the required tests, ensure quality and conformance, and provide the
results to the Engineer, Owner, and Jurisdictional Agency. The Contractor shall provide the Owner
with a construction schedule and shall coordinate all required testing with the testing firm.
16. Prior to the commencement of any paving activities, a proof-roll must be performed by the Contractor
and approved by the Village/City or applicable Jurisdictional Agency, and the Owner. All areas not
passing the proof-roll shall be remediated as recommended by the Soils/Geotechnical Engineer and
approved by the Owner. Any remediate areas shall be re-tested.
17. Prior to installation of the aggregate base course:
a. The subgrade shall be prepared in accordance with Section 301 of the IDOT Standard
Specifications.
b. The Contractor shall be responsible for all subgrade compaction and preparation to within 0.1-ft of
the proposed subgrade elevation. Subgrade shall be compacted to a minimum 95% of the
modified proctor density in accordance with ASTM D1557.
c. Sub-grade shall pass a proof-roll and any unsuitable areas in the subgrade shall be remediated as
recommended by the Soils/Geotechnical Engineer and approved by the Owner.
18. Prior to the installation of the binder course:
a. The aggregate base course shall be prepared in accordance with Section 351 of the IDOT
Standard Specifications.
b. The aggregate base course shall be clean and dry.
c. The bituminous priming material shall be prepared and applied according to Section 403 of the
IDOT Standard Specifications.
d. The Contractor shall prime the aggregate base course at a rate of 0.25 gallons per square yard
prior to the placement of the binder course.
e. The binder course shall be placed only when the temperature in the shade is at least 40º F and
the forecast is for rising temperatures.
19. Prior to the installation of the surface course:
a. The Contractor shall patch and repair all damaged and failed areas in the binder course to the
satisfaction of the Village/City or applicable Jurisdictional Agency, and the Owner.
b. The Contractor shall repair all damaged curb and gutter or other concrete pavement to the
satisfaction of the Village/City or applicable Jurisdictional Agency, and the Owner.
c. Structures within pavement shall be adjusted to final surface grade.
d. The Contractor shall clean and prime the binder course at a rate of 0.05 gallons per square yard
prior to the placement of the surface course.
e. The surface course shall be placed only when the air temperature in the shade is at least 45º F
and the forecast is for rising temperatures.
20. Pavement marking/striping:
a. All Pavement markings shall be in accordance with Section 780 of the IDOT Standard
Specifications and the MUTCD, and be of the material type, size and color specified on the Plans.
b. Pavement marking on freeways shall be placed with truck-mounted equipment. Markings on
roads other than freeways may be placed with either truck-mounted or hand-operated equipment.
c. Before applying the pavement marking material, the pavement shall be clean, dry, and free of
debris or any other material that would reduce the adhesion of the markings on the pavement.
d. Pavement markings shall be applied in accordance with the manufacturer's recommended
instructions.
e. Pavement markings shall be uniform and have clean, straight edges.
f. Pavement marking words and symbols shall conform closely to the dimensions and spacing
specified in the MUTCD, IDOT Standard Details, and the Plans.
g. Deviations from the required dimensions and spacing or other departures from reasonable
standards of professionalism will be cause for rejection by the Engineer.
21. Handicapped stalls shall be striped and signed in accordance with the Illinois Accessibility Code (IAC),
latest edition and any other applicable ADA guidelines. Handicapped stalls shall be a minimum of
sixteen (16) feet wide and signage shall be affixed to a post permanently mounted in the ground or wall
and located in the center of the space no further than five (5) feet from the front of the accessible
space. The minimum height to the bottom of the fine sign shall be four (4) feet. Handicapped stall
striping shall be yellow in color.
22. All signs shall be in accordance with Section 720 of the IDOT Standard Specifications and the MUTCD,
and be of the material type, size, and color specified on the Plans.
23. Raised reflective pavement markers shall be in accordance with Section 781 of the IDOT Standard
Specifications and be recessed into the pavement as required by the applicable Jurisdictional Agency.
24. Pavement marking and marker removal shall be in accordance with Section 783 of the IDOT Standard
Specifications.
25. All pavements, curb, curb and gutters, walks, etc. shall be cleaned to the satisfaction of the Village/City
or applicable Jurisdictional Agency, Owner, and Engineer as necessary during construction and at the
end of the project prior to the final acceptance.
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14. Frame and lids for water structures shall be Neenah R-1713 or approved equal and lids shall be
imprinted with the word "WATER” cast into the lid.
15. All water valves, fire hydrants, b-boxes, corporation stops, curb stops, ground key stops, service boxes,
tapping sleeves, and other water main related appurtenances shall conform to Village/City or
applicable Jurisdictional Agency Requirements and shall furnish and install the same. Contractor shall
verify exact model, style, type, and manufacturer required prior to ordering. All fire hydrants shall be
painted in accordance with the applicable Jurisdictional Agency requirements.
16. Valves shall be non-rising stem type and shall close by turning clockwise. All valves shall be resilient
wedge gate or ball valves, except that butterfly valves shall be installed on all water mains 16” diameter
and larger, conforming to AWWA C500 with a minimum rated working pressure of 200 psi and in
accordance with applicable Jurisdictional Agency requirements. Specialty valves and fittings such as
cut-in-valves, tapping sleeves and valves, pressure reducing valves, insertion valves, and air release
valves shall conform to the requirements of the applicable Jurisdictional Agency requirements and shall
be installed at locations indicated on the Plans.
17. When making connections to existing water mains requires a shutdown that requires an interruption in
service, the Contractor shall contact the Owner of the water main and they shall mutually agree upon a
date and a time for connections which will allow ample time to perform the work required in order to
make the required connection. Notifications of all users to be affected by the interruption shall be
provided a minimum of twenty-four (24) hours prior to the service interruption. All water mains opened
to atmosphere must be disinfected prior to returning the water main to service.
18. Water Main and related appurtenances shall be tested in accordance with the following:
a. All water mains shall be tested by means of a pressure test and leakage test, in accordance with
the “Standard Specifications for Water and Sewer Construction”, latest edition, AWWA C600, and
in accordance with applicable Jurisdictional Agency requirements.
b. All water structures (i.e., valve vaults) shall be subject to a leakage test in accordance with IEPA
guidelines and Jurisdictional Agency requirements.
19. After completion of the water main testing, the water mains and related appurtenances shall be flushed
clean and disinfected (chlorinated) in accordance with the “Standard Specifications for Water and
Sewer Construction”, latest edition and in accordance with applicable Jurisdictional Agency
requirements.
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PAVING LEGEND

Pavement - Full Depth Replacement
-2" Bituminous Surface Course, HMA, Mix C, N50
-2 1/2" Bituminous Binder Course, Superpave, IL-19.0, N50
Bituminous Material Prime Coat, 0.5 Gal/SY
-12" Crushed Stone Aggregate Base Course, Type B
Gradation CA-6
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Scale: 1" = 20'

Pavement - Re-surface
-2" Grind & Bituminous Surface Course, HMA, Mix C, N50
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-4" Compacted CA-6
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2600 BENTON AVE - ROLLING MEADOWS

STAR POINTE
RESUBDIVISION

1. Building sizes and location of driveways are shown for
reference. Actual size and location may vary and is subject to the
approval of the City of Rolling Meadows.

GRADING &
PAVING PLAN

BUILDING PAD NOTE:

Project Manager:

MLA

Engineer:

MLA

Date:

09.20.2019

Project No.

17-067

C5.0

C7

C

Sheet

2020 Haeger Engineering, LLC

C 754.00
G 753.50

748

752.5

C 753.50
G 753.00

C 754.54 (Ex)
G 754.19 (Ex)

W 747.35

land surveyors

W 751.40

W 751.70

consulting engineers

W 752.40

HAEGER ENGINEERING

W 752.60

W 752.50

75

STREET

C 749.20
G 748.70

0

75

Adjust Rim
to 752.00

C 750.00
G 749.50

Revision

C 750.70
G 750.20

C 751.20
G 750.70

Construct ADA Accessible Sidewalk Ramps

C 752.70
G 752.20

BENTON

C 748.55
G 748.05

CB 3, Type A
Gr 747.00

CB 2, Type A
Rim 751.50

75

752

Adjust Rim
to 752.50
CB 1,Type A
Gr 752.00

C 751.70
G 751.20

C 751.90
G 751.40

C 752.10
G 751.60

C 752.30
G 751.80

AVENUE

100 East State Parkway, Schaumburg, IL 60173 Tel: 847.394.6600 Fax: 847.394.6608
Illinois Professional Design Firm License No. 184-003152
www.haegerengineering.com
No.
Date

FAIRFAX

Plot Date: Jan 31, 2020 - 8:02am
Plotted By: mike-a
File Name: P:\2017\17067\Drawings\Final Engineering\17067-Final Engineering.dwg

NORTH
10

0

20

Scale: 1" = 20'

FAIRFAX
10+00

10+00

AVENUE

11+00

12+00

13+00

752

14+00

1

75
0

75

9

74

748

SILT FENCE (TYP.)

751

3

754

Revised per City Review

748

40'

60'

751

751
750

750

750

750

749
749

BUILDING PAD NOTE:

EROSION CONTROL
PLAN

1. Building sizes and location of driveways are shown for
reference. Actual size and location may vary and is subject to the
approval of the City of Rolling Meadows.

TREE PROTECTION - FENCING
EROSION CONTROL FENCE

INLET SILT BASKET CATCH-ALL

Project Manager:

MLA

Engineer:

MLA

Date:

09.20.2019

Project No.

17-067

C6.0

C9

C

Sheet

2020 Haeger Engineering, LLC

751

752

2600 BENTON AVE - ROLLING MEADOWS

752

752

STAR POINTE
RESUBDIVISION

3
SILT FENCE (TYP.)75

land surveyors

3

75

754

752
753

consulting engineers

754

754

100 East State Parkway, Schaumburg, IL 60173 Tel: 847.394.6600 Fax: 847.394.6608
Illinois Professional Design Firm License No. 184-003152
1
1-30-2020
www.haegerengineering.com
No.
Date

60'

HAEGER ENGINEERING

9+00

751

40'

753

40'

40'

748

750

751

PROPOSED
4 BEDROOM
SINGLE FAMILY HOME
TF 753.0

752

752

PROPOSED
4 BEDROOM
SINGLE FAMILY HOME
TF 755.00

60'

749

60'

Revision

752

754

BENTON

TREE PROTECTION (TYP.)

3
75

STREET

75

Plot Date: Jan 31, 2020 - 8:02am
Plotted By: mike-a
File Name: P:\2017\17067\Drawings\Final Engineering\17067-Final Engineering.dwg

H: 1" = 20' , V: 1" = 5'

760

760

CB
Rim 751.50
Inv 747.75 (W)
Inv 747.03 (E)
Inv 747.03 (S)

CB
Rim 752.00
Inv 748.95 (W)
Inv 748.95 (E)

755

755
CB
Rim 747.00
Inv 744.19 (W)
Inv 744.19 (E)
Inv 744.19 (S)

Existing Ground Along Centerline

750
Crossing 2
1.5" Water Service
T/P 746.60

142' - 12" RCP

745

Crossing 7
1.5" Water Service
T/P 743.36

745
16' - 12" RCP @ 1.00%

Crossing 3
6" PVC
T/P 740.08

740

@ 2.00%

750

Crossing 6
6" PVC
T/P 742.27

740

Revised per City Review

747.56

14+00

AVENUE

H: 1" = 20' , V: 1" = 5'

765

765

760

760

740

740

8+00

752.65

9+00

10+00

BENTON

11+00

735

STREET
Project Manager:

MLA

Engineer:

MLA

Date:

09.20.2019

Project No.

17-067

C7.0

C9

C

Sheet

2020 Haeger Engineering, LLC

735

STAR POINTE
RESUBDIVISION

745

752.40

745

753.69

750

754.27

750

2600 BENTON AVE - ROLLING MEADOWS

755

Existing Ground Along Centerline

ROADWAY
PROFILES

755

consulting engineers

land surveyors

FAIRFAX

13+00

Revision

12+00

748.40

749.40

750.33

751.23

751.27

11+00

100 East State Parkway, Schaumburg, IL 60173 Tel: 847.394.6600 Fax: 847.394.6608
Illinois Professional Design Firm License No. 184-003152
1
1-30-2020
www.haegerengineering.com
No.
Date

10+00

730

HAEGER ENGINEERING

730

751.47

735
752.40

735

Plot Date: Jan 31, 2020 - 8:02am
Plotted By: mike-a
File Name: P:\2017\17067\Drawings\Final Engineering\17067-Final Engineering.dwg

NORTH
10

0

20

75

RJ

751

3

754

PROFUSION
CRABAPPLE (2)
6-ft HEIGHT

752

AB

751

753

9+00

754

754

75

754

3
753
752

8+00

750

751

752

752

AB

752
753

752
751

752
751

748

749

754

AUTUMN BLAZE
MAPLE (2) 2-IN
CALIPER MIN.

751
750

750

750

750

749
749

2600 BENTON AVE - ROLLING MEADOWS

PC

STAR POINTE
RESUBDIVISION

STREET

75

BENTON

748

land surveyors

1

RJ

RED JEWEL
CRABAPPLE (3)
6-ft HEIGHT

3

75

9
74

0

75

PC

14+00

Project Manager:

MLA

Engineer:

MLA

Date:

09.20.2019

Project No.

17-067

C8.0

C9

C

Sheet

2020 Haeger Engineering, LLC

752

RJ

Revised per City Review

13+00

100 East State Parkway, Schaumburg, IL 60173 Tel: 847.394.6600 Fax: 847.394.6608
Illinois Professional Design Firm License No. 184-003152
1
1-30-2020
www.haegerengineering.com
No.
Date

12+00

consulting engineers

11+00

LANDSCAPE
PLAN

10+00

10+00

748

9+00

AVENUE

HAEGER ENGINEERING

FAIRFAX

Revision

11+00

Scale: 1" = 20'

Plot Date: Jan 31, 2020 - 8:02am
Plotted By: mike-a
File Name: P:\2017\17067\Drawings\Final Engineering\17067-Final Engineering.dwg

Plot Date: Jan 31, 2020 - 8:02am
Plotted By: mike-a
File Name: P:\2017\17067\Drawings\Final Engineering\17067-Final Engineering.dwg
C

MLA

Engineer:
MLA

Date:

Sheet

09.20.2019

Project No.
17-067

C9.0
C9

2020 Haeger Engineering, LLC

Project Manager:

2600 BENTON AVE - ROLLING MEADOWS

STAR POINTE
RESUBDIVISION

TYPICAL
DETAILS

land surveyors

100 East State Parkway, Schaumburg, IL 60173 Tel: 847.394.6600 Fax: 847.394.6608
Illinois Professional Design Firm License No. 184-003152
1
1-30-2020
www.haegerengineering.com
No.
Date

consulting engineers

HAEGER ENGINEERING
Revised per City Review

Revision

Plot Date: Jan 31, 2020 - 8:02am
Plotted By: mike-a
File Name: P:\2017\17067\Drawings\Final Engineering\17067-Final Engineering.dwg
C

MLA

Engineer:
MLA

Date:

Sheet

09.20.2019

Project No.
17-067

C9.1
C9

2020 Haeger Engineering, LLC

Project Manager:

2600 BENTON AVE - ROLLING MEADOWS

STAR POINTE
RESUBDIVISION

TYPICAL
DETAILS

land surveyors

100 East State Parkway, Schaumburg, IL 60173 Tel: 847.394.6600 Fax: 847.394.6608
Illinois Professional Design Firm License No. 184-003152
1
1-30-2020
www.haegerengineering.com
No.
Date

consulting engineers

HAEGER ENGINEERING
Revised per City Review

Revision

C

B-6.12 CONCRETE CURB & GUTTER

Plot Date: Jan 31, 2020 - 8:02am
Plotted By: mike-a
File Name: P:\2017\17067\Drawings\Final Engineering\17067-Final Engineering.dwg

MLA

Engineer:
MLA

Date:

Sheet

09.20.2019

Project No.
17-067

C9.2
C9

2020 Haeger Engineering, LLC

Project Manager:

2600 BENTON AVE - ROLLING MEADOWS

STAR POINTE
RESUBDIVISION

TYPICAL
DETAILS

land surveyors

100 East State Parkway, Schaumburg, IL 60173 Tel: 847.394.6600 Fax: 847.394.6608
Illinois Professional Design Firm License No. 184-003152
1
1-30-2020
www.haegerengineering.com
No.
Date

consulting engineers

HAEGER ENGINEERING
Revised per City Review

Revision

HAEGER ENGINEERING

consulting engineers

∙

100 E. State Parkway
Schaumburg, Illinois 60173-4546
Tel: 847.394.6600
Fax: 847.394.6608

land surveyors

Engineer's Opinion of Probable Construction Cost
Project:
Location:
Project #:

Star Point Resubdivision
Rolling Meadows
17-067

Prepared: MLA
Date: 01.31.2020

SUBDIVISION IMPROVEMENTS
Section
A
B
C
D
E

Description
Demolition
Water/Sewer Services
Storm Sewer
Paving
Miscellaneous

Total Cost
$4,225.00
$10,500.00
$30,040.00
$36,100.00
$9,650.00
$90,515.00

Total
Item No.
A:
1
2
3
4
5

Description
Demolition
Tree Removal
Pavement Removal for Curb Install, Utility Services
Sidewalk Removal
Fence Removal
Storm Sewer Removal

Quantity
11
100
25
25
12

Unit
EA
SY
SF
LF
LF

Unit Price
$250.00
$10.00
$2.00
$5.00
$25.00
Subtotal

Total Amount
$2,750.00
$1,000.00
$50.00
$125.00
$300.00
$4,225.00

B:
1
2

Water/Sewer Services
Water Service (far side - directional)
Sanitary Service (far side - directional)

Quantity
2
2

Unit
EA
EA

Unit Price
$2,500.00
$2,750.00
Subtotal

Total Amount
$5,000.00
$5,500.00
$10,500.00

C:
1
2
3
4
5
6
7
8

Storm Sewer
8" HDPE Storm Sewer
12" HDPE Storm Sewer
Inlet w/ Frame & Grate
Type C Catchbasin w/ Frame & Grate
48" Type A Catchbasin w/ Frame & Grate
Adjust Ex. Structure Rim
Connect to Existing Storm Sewer
Trench Backfill

Quantity
207
264
1
2
3
2
2
25

Unit
LF
LF
EA
EA
EA
EA
EA
CY

Unit Price
$25.00
$35.00
$1,500.00
$1,750.00
$2,250.00
$750.00
$750.00
$35.00
Subtotal

Total Amount
$5,175.00
$9,240.00
$1,500.00
$3,500.00
$6,750.00
$1,500.00
$1,500.00
$875.00
$30,040.00

D:
1
2
3
4
5
6
7
8

Paving
Mill Pavement - 2" Depth
2" HMA Surface Course, Mix D, N50
2.5" HMA Binder Course, IL-19.0, N50
12" Aggregate Base Course
B6.12 Concrete Curb & Gutter
PCC Concrete Sidewalk (5" PCC, 4" Agg. Base)
Detectable Warning Panels
Stop Bar & Stop Sign

Quantity
490
615
125
125
440
2,200
40
1

Unit
SY
SY
SY
SY
LF
SF
SF
LS

Unit Price
$2.50
$10.00
$13.00
$18.00
$25.00
$5.50
$25.00
$750.00
Subtotal

Total Amount
$1,225.00
$6,150.00
$1,625.00
$2,250.00
$11,000.00
$12,100.00
$1,000.00
$750.00
$36,100.00

E:
1
2
3
4

Miscellaneous
Silt Fence
Inlet Basket
Tree Protection Fencing
Parkway Trees

Quantity
800
8
10
7

Unit
LF
EA
EA
EA

Unit Price
$2.50
$250.00
$250.00
$450.00
Subtotal

Total Amount
$2,000.00
$2,000.00
$2,500.00
$3,150.00
$9,650.00
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STAR POINTE SUBDIVISION
PROPOSED 2-LOT SUBDIVISION
2600 BENTON STREET, ROLLING MEADOWS
STORMWATER REPORT

ENGINEERING | SURVEYING | CONSTRUCTION

Project:
Star Pointe Subdivision
2600 Benton Street
Location:
Rolling Meadows, Illinois
Prepared For:
Steve Stramaglio
Date:
January 31, 2020

Pre pa re d By :
M ike An de rs on , P .E .
Hae ge r P roj e c t N o. : 17 -06 7
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Star Pointe Subdivision
Stormwater Engineering Report

January 31, 2020

PROJECT OVERVIEW

The proposed project is a two-lot single-family subdivision of an existing 0.67-ac property which is presently
one single-family lot. The property is presently vacant, previously containing a single-family home.

EXISTING CONDITIONS

The property presently drains from southwest to northeast across the lot, with the majority of the site shedding
towards the existing ditch along Fairfax Avenue, and a smaller portion towards a poorly defined drainage route
along the east property line which is tributary to the Fairfax Avenue ditch. Presently there is an existing 12-in
storm sewer within the Fairfax Avenue parkway which terminates approximately halfway along the property
frontage and transitions into a deeper ditch section. There are no wetland or floodzones areas within the
property.

PROPOSED CONDITIONS

As part of the subdivision improvements, curb and gutter will be installed along the street frontages of Benton
Street and Fairfax Avenue. In conjunction with curb and gutter, storm sewer structures will be installed along
the curbline to accept street runoff. The existing 12-inch storm sewer within the Fairfax Avenue parkway will
be extended east along the entire property frontage and will connect to the existing 18-inch sewer near the
northeast corner of the property.
As a single-family residential land development project under one acre in area, the project does not meet the
threshold for MWRD WMO Stormwater Management for volume control or detention.
City stormwater requirements for collection of stormwater is provided within the development by extension of
private storm sewer lines along the east property line of each proposed lot, ending with a catchbasin at the
southeast corner of each lot. These catchbasins allow for collection of rearyard drainage swales, and routing
of stormwater through the site.
The front half of the lots will shed towards Fairfax Avenue, with overland flood routing provided within the
Fairfax Avenue right-of-way. The rear half of the lots will shed south towards the south and then east property
lines. Overland flood routing is provided within the rearyard and sideyard swale as detailed on the engineering
plans.
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Stormwater Overflow Route Sizing
Project:
Location:
Project #:

Star Pointe Subdivision
Rolling Meadows
17-067
Manning's Eq. =
n=
A(cross) =
R=
S=
P=
Assumptions:
n=
C=
i=

Reviewed: MLA
Prepared: MDM
Date: 01.31.2020

(1.49/n) * A * R^(2/3) * S^(1/2)
roughness coefficient
cross-sectional flow area (ft^2)
hydraulic radius = A / P (ft)
longitudinal slope (ft/ft)
wetted perimeter (ft)
0.035
0.68
8.19 in/hr

Channels are located in grass areas
Composite for entire site
Table 18, Bulletin 70
Overflow Section C - Channel Flow

Overflow Section A

Total Q:

Overflow Channel Rear Lot 1
Assume 1 acre tributary at 1 cfs/acre
Assume receives runoff from north half of
adjacent lot to south

Overflow Section B
Overflow at High Point in swale at rear of Lot 2
Weir Elevation:
750.20
Assume 1 acre tributary at 1 cfs/acre

Assume receives runoff from north half of
adjacent lot to south

Channel Capacity

Base
Sideslope
Longitudinal Slope
Elevation =

HWL. Stage

Depth in
Channel

751.00
751.26
751.50

0.00
0.26
0.50

1.00 cfs
1 ft
4 :1
2%
751.0

P (ft)

Flow
Channel Flow
Area (Sq.
(cfs)
Ft.)

1.00
3.14
5.00
Overflow

0.00
0.53
1.50
Section B

0.00
0.97
4.05

Required Weir Capacity: 1 cfs
Weir Flow at Curb Overflow
Base:
2 ft
Sideslope
4 :1
Weir C=
3
1.5
Q= CxLxH
Weir Elevation=
750.20
HWL.
Stage
750.20
750.40
750.70

Wetted
Length
2.00
3.79
4.83

Weir
Head
0.00
0.20
0.50

Weir
Discharge
0.00
1.02
5.12
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Stormwater Overflow Route Sizing
Project:
Location:
Project #:

Star Pointe Subdivision
Rolling Meadows
17-067
Manning's Eq. =
n=
A(cross) =
R=
S=
P=

Reviewed: MLA
Prepared: MDM
Date: 01.31.2020

(1.49/n) * A * R^(2/3) * S^(1/2)
roughness coefficient
cross-sectional flow area (ft^2)
hydraulic radius = A / P (ft)
longitudinal slope (ft/ft)
wetted perimeter (ft)

Assumptions:
n=
C=
i=
Overflow Section C

0.035
0.68
8.19 in/hr

Channels are located in grass areas
Composite for entire site
Table 18, Bulletin 70
Overflow Section C - Channel Flow
Total Q:

Overflow is Weir Flow at Curb
Assume 2 acre tributary at 1 cfs/acre
Assume receives additional drainage area to southeast

Channel Capacity

Base
Sideslope
Longitudinal Slope
Elevation =

2.00 cfs
2 ft
4 :1
2%
748.0

HWL. Stage

Depth in
Channel

P (ft)

748.00
748.32
748.50

0.00
0.32
0.50

2.00
4.64
5.00

Flow
Channel Flow
Area (Sq.
(cfs)
Ft.)
0.00
1.05
2.00

0.00
2.03
5.66

*Where practicable
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PLANNING AND ZONING COMMISSION SUMMARY

MEETING DATE:

March 3, 2020

SUBJECT:

Discussion of the Pending Zoning Code Update

PUBLIC HEARING:

[ ] Yes

[X] No

BACKGROUND:
In January, 2019, the City Council approved $65,000 to update the City of Rolling Meadows Zoning
Code of Ordinances. As previously noted, the Zoning Code has not had a comprehensive update in
over forty (40) years. Staff and the consultant, Teska Associates, have been working and meeting
regularly for several months, and have provided preliminary review of initial sections of the draft
revised code.
Staff continues to complete the review of the next sections provided by the Zoning Consultant. As
part of that review, the Planning and Zoning Commission’s feedback is requested on certain topics.
Attached to this report are excerpts from the consultant’s first draft provided for your review. Topics
covered include Landscaping and Site Development Standards and Variances. Staff will present a
PowerPoint with information and topics for discussion at the meeting.
Respectfully Submitted,
____________________________
Elizabeth Payne
Administrative Services Coordinator

____________________________
Jo Ellen Charlton
Assistant Director of Public Works
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CHAPTER 122-ARTICLE XI
LANDSCAPING AND SITE DEVELOPMENT STANDARDS
11-1 - PURPOSE
This Article establishes minimum site development and landscaping regulations for all
commercial, office, and manufacturing uses and multiple-family residential uses of six (6)
dwelling units or greater. The regulations set standards for screening and protect abutting
properties from more intensive uses, on-site landscaping and the maintenance thereof. The
provisions of this Article shall not supersede screening or landscaping provisions of Chapter 98
– Subdivisions or other sections of this Code, but shall be deemed as supplemental to other
standards.
11-2 - SCREENING AND LANDSCAPING PLAN
Prior to the issuance of any building permit for regulated development, the developer shall
submit to the City a screening and landscaping plan evidencing compliance with the terms and
conditions of this Chapter. Such plan must be approved by the Zoning Administrator and, where
applicable, the Planning and Zoning Commission.
11-3 - TRANSITIONAL SCREENING REQUIREMENTS
11-3-A. All commercial, office, and manufacturing uses and multiple-family residential uses of
six (6) dwelling units or greater that abut areas zoned for residential use, shall install and
maintain a 100% screen along all lot lines adjacent to such residential use. Except as otherwise
provided, it shall have a total height of not less than six feet (6'). Where there is a difference in
elevation on opposite sides of the screen, the height shall be measured from the highest
elevation. A screen shall consist of one or more of the following types or as otherwise approved
by the Zoning Administrator:
1. Berms:
A berm may be banked on both sides or with one side banked toward the lot line with the
retaining wall. A berm shall not be less than ten feet (10') wide at the base and shall be
constructed of earthen materials and shall be landscaped.
2. Plants:
Plant materials, when used as a screen, shall consist of dense evergreen plants,
deciduous plants and, if part of a Special Use or Planned Development, any mixture as
the Planning and Zoning Commission recommends to the City Council. Plant materials
shall be of a kind and used in such a manner so as to provide screening having a
minimum width of three feet (3') within eighteen (18) months after initial installation. Plant
materials will not be limited to a maximum height. The Zoning Administrator may require
that additional plantings be installed if, after eighteen (18) months after installation, plant
materials have not formed a 100% screen, or such a screen is not maintained.
3. Fencing:
Fencing type and location shall be as allowed by this ordinance, or in the case of a
Special Use or Planned Development, as recommended to the City Council by the
Planning and Zoning Commission.

11-3-B. Screening of Structures and Equipment:
1. Screening of Trash and Recycling Receptacles
a. For all uses, except any individual lot occupied by a single-family dwelling not
using a common trash receptacle, a screen around trash enclosures shall be
required as follows:
i. Shall consist of solid material screening or full screening landscaping on three
sides to a height that screens the containers, having a minimum height of at least six
(6’) feet.
ii. Materials used for screening shall complement the architecture of the principal
building. The use of materials that is not solid, such as slats in chain-link, shall not be
used to meet this requirement.
iii. Materials and elevations for enclosures that are attached to buildings shall be
designed to be compatible with the main structure. If enclosures are to be attached
to buildings, they shall comply with applicable fire and building codes.
iv. Enclosure openings directly visible from a public right-of-way and/or adjoining
residential areas shall have a solid material gate.
2. Screening of Ground Mounted Mechanical Equipment
a. All ground mounted mechanical equipment shall be screened by fencing, berms,
plantings or any combination of these, to sufficiently obscure such equipment from
view from all adjacent streets and adjacent lots used for residential purposes.
b. All fences installed to satisfy the screening requirement set forth in this section
shall be approved by the Zoning Administrator based on whether views of said
equipment from the public right of way or adjacent lots have been mitigated.
3. Screening of Roof Mounted Mechanical Equipment
a. All roof-mounted mechanical equipment that may be visible from adjacent public
thoroughfares shall be screened by the use of an opaque screening material
compatible with the architecture of the building or architecturally designed screening
such as a parapet wall. The screening of the roof-mounted units shall be designed
to blend with the building and roof materials. A determination as to whether the roof
mounted equipment is adequately and appropriately screened shall be made by the
Zoning Administer based on visibility of said equipment from adjacent roadways.
4. Screening of Loading Docks, Service Yards, and Exterior Work or Storage Areas
a. Loading docks, service yards, and exterior work or storage areas shall be
screened from view from public rights-of-way and adjacent lots.
b. The screening shall consist of solid material screening or full screening
landscaping, having a minimum height of at least six (6’) feet.
11-4 - LANDSCAPING REQUIREMENTS
11-4-A. General Site Landscaping: Landscaping consisting of standard, City-approved
evergreen and deciduous trees and shrubs in combination with vines, ground cover and grass
shall be installed and maintained according to the following standards.
1. All earthen areas outside of prescribed planting areas shall be covered with sod or other
approved live ground cover. Stone and gravel are not approved surfaces. Areas within
prescribed planting areas shall be mulched or regularly spaded to eliminate weeds.

2. Parkway landscaping for newly constructed buildings or developments is required for a
minimum depth of ten feet (10') from the right-of-way line along all abutting streets or rights
of way except for the openings and the areas within ten feet (10') on either side of street
openings. Within this parkway landscaping area, there shall be the equivalent of at least one
standard tree and eight (8) standard shrubs for each forty feet (40') of street frontage
planted in a pleasing and practical arrangement along the frontage. To the extent
practicable, these shall include any existing standard trees or shrubs within the parkway
landscaping area.
3. Additional landscaped areas equal to at least five percent (5%) of the total area of the
parcel is required. Within this area, the equivalent of at least one standard tree and one
standard shrub is required for each five hundred (500) square feet or fraction thereof of an
area to be landscaped.
4. Existing topographic patterns shall be preserved except where modification will
specifically contribute to increased utility of the site and/or enhancement of the site.
5. Alternative Compliance: Where it has been determined by the Zoning Administrator that
site constraints related to site size, impacts from adjacent properties, visibility required for
businesses, or safe operations exist that may limit the ability of a particular site to conform to
requirements herein, the Zoning Administrator may evaluate the proposal and make a
determination for alternative compliance. Allowed alternatives shall be found by the Zoning
Administrator to be of equal or greater design quality as what would have otherwise been
installed per the requirements of this code.
6. Exceptions: These landscaping regulations shall not apply to
a. Single-family land uses.
b. Manufacturing land uses that are adjacent to other manufacturing uses on all
sides.
11-4-B. Landscaping Maintenance Requirements: All landscape elements located on any
zoning lot as defined within this Chapter shall be regularly cared for and maintained free from
any physical deterioration so as to maintain the originally intended design character and quality,
and to not become a nuisance or hazard to any person, personal property, or public or private
utility, infrastructure, or improvement.
1. The owner of the premises shall be responsible for the maintenance, repair, and
replacement of all landscape materials, fences, steps, retaining walls and similar landscape
elements, and refuse disposal areas. This shall include proper pruning, mowing of lawns,
weeding, removal of litter, fertilizing, replacement of plants (when necessary) and the
regular watering of all plants and grass.
2. Any dead, unhealthy or missing plants shall be replaced within thirty (30) days of
notification by the City, unless an extension is permitted by the Zoning Administrator.
3. The City may remove or have removed any landscape element or portion thereof which
encroaches or overhangs into any public right-of-way, landscape, drainage, and/or utility
easement.

4. Fences and walls shall be maintained in good repair. Openings within the barriers may be
required by the City for accessibility to an area for necessary maintenance or public safety
requirements.
5. The removal or replacement of any landscaping depicted on an approved site plan shall
require City approval by the Zoning Administrator.
11-5 - BEST MANAGEMENT PRACTICES (BMPs):
Best Management Practices (BMPs) are encouraged in developments through appropriate
application of landscape design, site construction and landscape maintenance practices. Use of
BMPs may be used to off-set a portion of stormwater management requirements if, at the sole
discretion of the Public Works Director, the applicant provides evidence by a licensed engineer
that such offsets are feasible and the applicant provides a plan for ongoing maintenance and
sufficiency of such facilities. Should the applicant or subsequent owners fail to maintain BMPs
as effective stormwater management elements, the Public Works Director, at their sole
discretion, may require repair of such BMPs or replacement with conventional stormwater
management systems as may be needed to meet the intent and standards of the City Code.
BMP practices may include but are not limited to:
1. Permeable Pavement and Pavers: Permeable
pavement and pavers are an alternative method of hard
surface that allows stormwater runoff to filter through voids
material. The use of this porous material can help promote
the natural cleaning and infiltration of water, instead of
allowing it to wash into streets and down storm drains. Use
of this material is allowed in designated drive or path areas
and is subject to approval the Public Works Director.

2. Bioswales or Retention Ponds: Bioswales and Retention
ponds are vegetated landscaped depressions that capture,
treat, and slow down stormwater runoff. They provide a more
aesthetically pleasing environment than the typical required
concrete stormwater fixtures.

3. Parking Lot Drainage: Stormwater drainage
is an integral component in the design of
parking lots. Stormwater may be infiltrated into
the parking lot planting areas and then drained
to a specified area. This approach can clean,
detail, and direct stormwater.

VIII – 3 – C Variances:
1. Authority: The City Council shall have the authority to grant Variances based on the
standards outlined in this Section and upon receiving a recommendation from the Planning
and Zoning Commission.
2. Purpose: In certain circumstances, strict application of the regulations of this Chapter may
cause practical difficulties or a particular hardship relating to construction or alteration of
buildings or structures. In such instances the Planning and Zoning Commission may
recommend to the City Council granting Variances from strict application of the terms of this
Chapter. Based on the Standards for Variance in this Section, presented hardship due to
unique factors of the site, the general purposes and intent of this Chapter, and the evidence
presented at the hearing, the Planning and Zoning Commission may find that a Variance, if
granted by the City Council, will be necessary to alleviate some demonstrable hardship or
difficulty so great as to interfere with reasonable use of the property, and not merely be an
inconvenience to the applicant. Variances shall not be granted as temporary measures or to
permit a land use of land not otherwise authorized .
3. Variances to be Considered. Variances may be considered and authorized for a specific
property regarding the following standards defined in this Chapter.
a. To modify dimensional standards as set out in Table 7.1
b. To modify dimensional standards associated with specific Accessory Uses in
Article III of this Chapter.
c. To modify the number of required parking spaces as defined in Table x.x in Article
IV of this Chapter.
d. To modify the number of required loading spaces as defined in Table x.x in Article
IV of this Chapter.
e. To modify dimensional standards associated with Signs as defined in Article XII of
this Chapter (but not the total number of signs).
4. Procedures:
a. Applications for Variance shall be filed with the Zoning Administrator on forms
approved by the City Attorney.
b. Public Hearing: A Public Hearing before the Planning and Zoning Commission
shall be set, noticed and conducted in keeping with the provisions of this Chapter.
c. Action by the Planning and Zoning Commission: Within 35 days of the close of the
Public Hearing, the Planning and Zoning Commission shall provide to the City
Council its recommendation to approve, approve with conditions, or deny the
Variance application. Failure to do so within thirty-five (35) days, or longer period if
agreed to by the applicant, shall be deemed a recommendation for denial of the
Variance.
d. Action by the City Council: Following receipt of a recommendation by the Planning
and Zoning Commission, the City Council will either deny the Variance application,
approve the application or approve the application with modifications or conditions.
e. If the Variance application is denied, a similar application for relief may not be
brought before the City for a period of one year.
1

5. Standards for Variances : No application for Variance to this Chapter shall be approved
without an affirmative finding regarding the following standards. The Planning and Zoning
Commission shall submit to the City Council a written recommendation and Findings of Fact
for each matter it hears based these standards:
a. Unique Physical Condition: The presence of unique physical conditions related to
the property that create a hardship or practical difficulty for the applicant to meet the
established requirements of this Code. The applicant must evidence how such
unique hardship or practical difficulty is more impactful to meeting the requirements
of this Code than a mere inconvenience.
b. Impact: Granting a Variance will not substantially impact use and enjoyment of
adjacent or nearby properties by impairing an adequate supply of light and air,
increasing the risk from fire or other public safety hazard, diminish property values,
etc. To mitigate impacts, the variance should be the least amount of relief required to
accomplish the proposed development.
c. Not Self Imposed: The conditions creating the hardship or practical difficulty are a
result of application of this Chapter, and not self imposed, having been created by
the applicant or by another on behalf of the applicant, or in furtherance of an
opportunity for additional profit.
d. Use of Property: Use of the property possible under the standards of this Code,
without receiving the requested Variance, would deprive the property owner of
substantial rights commonly enjoyed by owners of other lots subject to the same
provisions. This standard acknowledges that application of zoning standards may
create somewhat increased development costs; which do not constitute, in and of
themselves, a cause to grant a hardship.
e. Community Character: Granting a Variance will not impair the public health, safety,
morals, comfort or welfare of the community. Further, said Variance shall not
significantly alter or impact the essential character or trend of development in the
general area as relates to characteristics such as building height and setback, traffic
management, landscaped area, building orientation, and established aesthetic
standards.
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6. Conditions on Variances: The Planning and Zoning Commission may recommend and
the City Council may impose specific conditions related to the requested Variance (such as
landscaping, screening or other improvements or limitations) as needed to prevent or
mitigate adverse impacts on adjacent properties or the general area. Failure to comply with
such conditions will be grounds for the City Council to revoke the Variance.
7. Limitations on Variances:
a. Granting of a Variance does not constitute any other rights related to the subject
property. All other City processes and approvals must be met.
b. Unless a time extension is granted by the City Council, no Variance granted from
the provisions of this Chapter is valid for a period longer than one year, unless a
building permit has been issued and construction has begun and is being pursued
diligently toward completion.
8. Materials to be Submitted: Every application for Variance will contain at least the
following information:
a. Plans/Drawings
i. A graphic depicting proposed development of the subject property.
ii. A current survey, certified by a registered land surveyor, of the subject property.
iii. Legal Description of property, including real estate tax number and common
address.
iv. The names and contact information of any professional consultants advising the
applicant with respect to the application.
b. Proof of Ownership
i. Legal document such as a deed, title policy, contract to purchase, etc. to show
ownership.
ii. The owner’s name and address, and the owner’s signed consent to filing of the
application.
iii. The applicant’s name and address, if different than the owner, and their interest in
the subject property.
c. Description of proposed use(s).
i. A narrative describing the proposed use and development of the subject property,
as well as code section(s) for Variance(s) being sought.
ii. Description of the subject property characteristics preventing compliance with the
specified Code regulation.
iii. A statement of how the Variance sought would satisfy each of the standards in
Subsection 5 above.
d. Other materials deemed necessary by the Zoning Administrator for the City to
conducted a thorough assessment of the proposed development and requested
Variance.
e. Reimbursement of Fees Agreement
9. Fees: All fees for petitions to the Commission shall be as defined in Appendix B of the City
Code.
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I-1-B. Amendments:
1. Authority: The regulations established, and the districts created by this Chapter may, from
time to time, be amended by an ordinance passed by the City Council upon receiving a
recommendation from the Planning and Zoning Commission. An application for Amendment
may be filed by the City Council, Planning and Zoning Commission, or Zoning Administrator.
The owner of a property or contractual interest in a property with the authorization of the
owner may file for an Amendment to the Zoning Map, and any interested person may
propose an Amendment to the text of this Chapter.
2. Purpose: Amendments to this Chapter are intended to revise or refine the Zoning Code or
Zoning Map as needed to keep it a current and effective tool for development regulation.
Amendments should reflect new conditions or newly identified situations, technologies,
business approaches or unexpected conditions. The Amendment process is not appropriate
solely to relieve a particular inconvenience for an individual applicant, as such changes affect
other aspects of the Chapter and /or surrounding properties.
3. Procedures:
a. Applications for Amendments shall be filed with the Zoning Administrator through
procedures indicated in this Chapter. Application shall be provided in forms approved
by the City Attorney.
b. Public Hearing: A public hearing shall be set before the Planning and Zoning
Commission, noticed and conducted in keeping with the provisions of this Chapter.
c. Action by the Planning and Zoning Commission: Within 21 days of the close of the
Public Hearing, the Commission shall provide to the City Council its recommendation
to approve, approve with conditions, or deny the Amendment application. Failure to
do so within 21 days, or longer period if agreed to by the applicant, shall be deemed
a recommendation for denial of the Amendment.
d. Action by the City Council: Following receipt of a recommendation by the
Commission, the City Council will either approve the application, approve the
application with modifications or conditions, deny the application, or remand the
matter back to the Commission for further deliberation.
e. If the application for Amendment is denied, a similar application for relief may not
be brought before the City for a period of one year.
f. Opposition to amendment: A favorable vote of two-thirds of the City Council shall
be required to approve a proposed amendment of the zoning map if a written protest
against the amendment is filed with the City Clerk and signed by any of the groups of
parties listed below:
i. The owners of 20 percent of the properties along the road frontage where the map
amendment is proposed,
ii. The owners of 20 percent of the properties along the alley frontage directly
opposite the alley frontage where the map amendment is proposed.
iii. The owners of 20 percent of the properties along the road frontage directly
opposite the road frontage where the map amendment is proposed.
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4. Standards for Amendments: No application for Amendments to the City’s Zoning Text or
Zoning Map shall be approved without a satisfactory finding regarding the following
standards. The Planning and Zoning Commission shall submit to the City Council a written
recommendation and Findings of Fact for each matter it hears based said standards:
a. Potential Impacts: The amendment shall not adversely impact existing land uses
in proximity to a subject property, or, in the case of a text amendment, the overall
zoning district purpose or intent of a code section proposed for amendment. The
Amendment should not unreasonably affect the value, use and enjoyment of nearby
properties.
b. Trend of Development / Consistency: Map amendments should be a logical
extension of the trend of development in the area around the subject property In the
case of a text amendment, the amendment shall be consistent with the overall zoning
district purpose or intent of a code section proposed for amendment.
c. Externalities: Relevant physical or market conditions that may have changed to
make the existing zoning of a property inappropriate, or that make the proposed text
amendment necessary for this Chapter to be in keeping with the desirable
development of the City shall be specified.
d. City Plans: Amendments should be consistent with the City’s Comprehensive Plan,
Official Map, and all other plans and policies adopted by the City.
e. Zoning Appropriateness: The extent to which use of the subject property (or
relevant properties in the case of a text Amendment) is diminished by the current
zoning standards or designation and is no longer suitable for the underlying zoning
shall be specified.
5. Materials to be Submitted: Applications for an Amendment will contain at least the
following information:
a. All Amendments applications shall include
i. The applicant’s name and address, and their interest in any property subject the
amendment.
ii. A statement of how the Amendment sought would satisfy each of the standards in
Subsection 4 above.
iii. The names and contact information of any professional consultants advising the
applicant with respect to the application.
iv. Other materials deemed necessary by the Zoning Administrator for the City to
conducted a thorough assessment of the proposed Amendment.
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v. Reimbursement of Fees Agreement.

b. All Map Amendments applications shall include:
i. The property owner’s name and address, and the owner’s signed consent to filing of
the application.
ii. The applicant’s name and address, if different from the owner, and their interest in
any property subject the amendment.
iii. Proof of Ownership: Legal document such as a deed, title policy, contract to
purchase, etc. to show ownership.
iv. A graphic depicting proposed development or future use of the subject property.
v. A current survey, certified by a registered land surveyor, of the subject property.
vi. Legal Description of property, including real estate tax number and common
address.
vii. Description of the subject property characteristics preventing compliance with the
existing zoning.
viii. A narrative describing any proposed use or development of the subject property,
as well as such development’s compliance with the proposed zoning district.
ix. Description of the length of time, if any, that the subject property has been vacant,
considered in the context of the pace of development in the vicinity of the subject
property.
c. All Text Amendments applications shall include:
i. Wording of the proposed text Amendment.
ii. A statement of the need and justification for the proposed text Amendment.
iii. A narrative indicating how the request is in keeping with the City’s Comprehensive
Plan and Official Map. Where the approval being requested does not conform to
these, reasons justifying the approval despite the lack of conformity shall be provided.
6. Fees: All fees for petitions to the Commission shall be as defined in Appendix B of the City
Code.
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