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AGENDA
VILLAGE OF GLENCOE
PLAN COMMISSION
REGULAR MEETING

675 Village Court
July 27, 2022
7:00pm

CALL TO ORDER AND ROLL CALL

Bruce Huvard, Chairman, Public-at-Large Representative

Gail Lissner, Vice Chair, Village Board Representative

Marc Gale, School District 35 Representative

Georgia Mihalopoulos, Public-at-Large Representative

Scott Novack, Zoning Board of Appeals Representative

Michael Pope, Glencoe Public Library Representative

Carol Spain, Glencoe Park District Representative

James Thompson, Public-at-Large Representative

Greg Turner, Public-at-Large Representative

Peter Van Vechten, Historic Preservation Commission Representative

2.

6.

7.

CONSIDERATION OF THE JUNE 22, 2022 PLAN COMMISSION MEETING MINUTES

PUBLIC COMMENT

Individuals interested in addressing the Plan Commission on non-agenda items may do so during this
time.

CONSIDERATION OF A PROPOSED FINAL PLAT OF SUBDIVISION AND ASSOCIATED VARIATIONS
FROM THE SUBDIVISION CODE FOR FRONT LOT LINE LENGTH, LOT AREA, AND LOT WIDTH AT 538
GREEN BAY ROAD

CONTINUED DISCUSSION OF THE COMPREHENSIVE PLAN UPDATE GOALS

STANDING COMMITTEE REPORTS/ANNOUNCEMENTS

ADJOURN

The Village of Glencoe is subject to the requirements of the Americans with Disabilities Act of 1990. Individuals with disabilities
who plan to attend the meeting who require certain accommodations in order to allow them to observe and/or participate in this
meeting, or who have questions regarding the accessibility of the meeting or the facilities, are requested to contact the Village of
Glencoe at least 72 hours in advance of the meeting at (847) 835-4114, or the Illinois Relay Center at (800) 526-0844, to allow
the Village of Glencoe to make reasonable accommodations for those persons.

Page 1



A

o/ N
w‘ \‘i
ey \O
~ =]
> ]
<) =Y
w\ o
>\ ®

7\ ~

| ® M

&
(ISH?)O

MINUTES
VILLAGE OF GLENCOE
PLAN COMMISSION

Virtual Meeting
Wednesday, June 22, 2022 - 7:00 p.m.

1. CALL TO ORDER AND ROLL CALL
The June 22, 2022 meeting of the Plan Commission of the Village of Glencoe, Cook County was called to
order virtually at 7:00 p.m. Chairman Huvard provided the legal basis for holding a virtual meeting.

The following Commissioners were in attendance:

Bruce Huvard, Chairman, Public-at-Large Representative
Gail Lissner, Vice Chair, Village Board Representative
Carol Spain, Park District Representative

Marc Gale, School District 35 Representative

Georgia Mihalopoulos, Public-at-Large Representative
Michael Pope, Glencoe Public Library Representative
Scott Novack, Zoning Board of Appeals Representative
Peter Van Vechten, Historic Preservation Commission Representative
James Thompson, Public-at-Large Representative

Greg Turner, Public-at-Large Representative

The following Village staff were also in attendance:
Taylor Baxter, Development Services Manager
Lee Brown, Village Planner

Also in attendance were:
Trustee Dudley Onderdonk
Michael Blue, Teska Associates

2. CONSIDER THE April 27,2022 PLAN COMMISSION MEETING MINUTES
Commissioner Van Vechten made a motion to approve the April 27, 2022 Plan Commission Meeting
Minutes, as submitted. Commissioner Novack seconded the motion.

RESULT: ACCEPTED

AYES: Gale, Huvard, Lissner, Mihalopoulos, Novack, Pope, Van Vechten (7)
NAYS: None (0)

ABSTAIN: Spain, Thompson, Turner (3)

ABSENT: None (0)
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3. PUBLIC COMMENT - None

4. INTRODUCTORY DISCUSSION OF COMPREHENSIVE PLAN PROCESS

Taylor Baxter advised that discussions about the update of the 27-year-old Comprehensive Plan have
been on-going. He reported that about a year ago, staff discussed what a Comprehensive Plan does and
why the current plan is in need of a re-write. The Village Board approved the hiring of Teska Associates,
a planning consultant firm, to help with the process. He said that Lee Brown and Michael Blue are
present tonight to give a presentation on the basics of Comprehensive Planning, and they will assist in
starting the process with the Plan Commission being the lead body. He noted that the entire process is
expected to take 18 to 24 months.

Chairman Huvard advised that Trustee Dudley Onderdonk is present at the meeting and will be serving
in an advisory role in the Comprehensive Plan process because his background is in city planning, and he
welcomed Trustee Onderdonk’s expertise.

Chairman Huvard explained that the existing Comprehensive Plan is from 1996 and the principal author
of the plan was Michael Blue, who is now with Teska Associates.

Lee Brown, Village Planner from Teska Associates, began the presentation on “Comprehensive Planning
101”. He explained that the Plan should not be limited to the current moment, but should be long-
range, and issues that face the community over a period of time should be considered. He gave
highlights of the history of planning in general and also in Glencoe. Mr. Brown explained that municipal
powers come from the State of lllinois. They give the power to acquire and to use land in the public
interest (for example, eminent domain), and the power to plan for and to regulate the use of land and
property (police power), along with the capacity to regulate behavior and enforce order within the
municipality for the betterment of the health, safety, morals and general welfare of their inhabitants.
He said planning is within the state’s police powers because it identifies public purposes, streets and
utilities, public open spaces, regulates subdivision of land, regulates zoning, protects health and safety
through building codes, and protects the public welfare through aesthetics and urban design.

Mr. Brown explained the meaning of a Comprehensive Plan as a statement of communitywide values, a
vision for the future, and a means to give insights and recommendations about places and programs. He
noted that it is developed by the Plan Commission but adopted by the Village Board. In addition, he said
Comprehensive Plans are long-range and address issues 20 years into the future and beyond. The
Comprehensive Plan is for the entire community, including unincorporated land within 1.5 miles of the
community. He explained that it also recognizes the interrelatedness of issues. He noted that what
makes it comprehensive is that it considers the past, present and future of the community. Mr. Brown
said that a Comprehensive Plan includes land use, economic development, transportation, community
character, community facilities and services, housing, sustainability, resilience and implementation
strategies.

Mr. Brown highlighted the steps in the process of crafting the Comprehensive Plan as follows:

e Gather and analyze existing conditions

e Identify issues and opportunities

e Build a consensus for a community vision

e Develop goals and objectives

e Prepare and evaluate plan options against the goals and objectives
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Select a preferred alternative
Adopt the plan

Implement actions in the plan
Monitor results

e Update every five years

Mr. Brown emphasized that the role of the planner is as a facilitator and translator, and public
engagement must be a priority. He noted that the content of the Comprehensive Plan is vision-driven,
encompassing sustainability and resilience, community character, and a healthy community. He
explained that this is not just a land-use plan and other issues included in the plan will be equity,
resilience and climate protection. He said it is very important to include residents, businesses, staff,
boards and commissions, and other public agencies as part of the overall process. This will encourage
ownership of the Plan and support implementation.

Mr. Brown asked Taylor Baxter to continue the presentation and discuss the reasons why the
Comprehensive Plan should be updated now. Mr. Baxter shared that the current Plan is old enough and
Glencoe has changed enough in the last 26 years so that the Plan does not adequately serve as a source
of useful guidance and decision-making anymore. He explained that the end-users of this Plan include
the Village Board, commissions and staff. He noted that an updated plan will lead to establishment of
the community’s values and vision, and it will be a useful guide for decision making. In addition, he said
it will help with land-use elements as far as where, how much, what character, identify infrastructure
needs, character of public places, short and long term capital budgeting, operations and public services.
Mr. Baxter further explained that all these things need to be revisited in light of changing demographics,
changes in how people work, and the way people move about the Village. He noted that all these things
have changed substantially since 1996 and having an up-to-date guide that the Village can lean on will
be very useful going forward.

Next, Mr. Brown addressed the role of the Plan Commission will be serving as representatives of the
larger community and assisting with the engagement process, providing feedback of the plan, sharing
perspectives and insights, and acting as liaison to other bodies. Mr. Brown said that Teska Associates will
be writing the actual document. For reference purposes, he provided links to materials on the History of
Planning, Planning for the Chicago Region, and Climate Resilience in the Great Lakes Region.

At this point, Chairman Huvard asked Trustee Onderdonk to share his thoughts about the process.
Trustee Onderdonk explained that the Village Board asked him to attend the meetings relating to the
Comprehensive Plan because he has been a planner for over 45 years. He commented that Teska
Associates presented a good overall view of the Comprehensive Plan process. He said this is a context of
discovery and we are all going to learn a lot about the community as far as different lifestyles and
different values. Trustee Onderdonk emphasized that it is important to reach out to the citizens,
especially those who are members of the advisory boards and commissions, and the real challenge will
be how to make this connection. He noted that the goal will be how to be “approximately right rather
than absolutely wrong”, so an overall direction as to where we are going should be provided for
everyone, including our sister agencies, citizens, school district, park district and other groups. In
conclusion, Trustee Onderdonk stated that this is an interesting project and an exciting time for the
whole Glencoe community.

Chairman Huvard shared that he would like this process to be informal and collaborative. He noted that
he is hoping to informally meet to discuss the information that is being provided by the consultants and
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he is trying to keep this process from being directed by a single source. He suggested having some of the
materials made available to members as PDFs or links so they can read it ahead of time. He displayed a
slide which showed a timeline and budget of tasks. The timeline is 18 months and the tasks are broken
down into different phases. He said he would also like a preview of three meetings ahead to be shared
with everyone involved.

At this point, Chairman Huvard asked for comments or questions from Commissioners.

Commissioner Pope commented that the Chicago Metropolitan Agency for Planning (CMAP) is a great
organization and it might be helpful for Commissioners to read their easy-to-understand document first.

Chairman Huvard asked about the agenda for the July meeting. Mr. Brown said that he will be reviewing
the timeline in terms of phases and tasks and also discussing communication strategies, including a
survey of the public. He noted that Teska Associates will first survey the Commissioners for a list of
issues that they think are important to the community, so then they will be able to frame the larger
guestions for the community.

Commissioner Pope asked if the community is going to be surveyed, what is the acceptable rate of
responses because most of the time only 10 to 15% of the community responds. Mr. Brown answered
by explaining that Teska Associates is going to put out digital surveys (similar to Survey Monkey) and
make the surveys very visible. He noted that they will not be looking for a percentage, but will be
making this the first step for building some momentum about making people aware that the community
is going to go through a comprehensive planning process and let them know what kinds of issues the
Village is facing. Chairman Huvard explained that they are not just going to rely on a survey and this is
just one of the tools for getting people involved.

Commissioner Van Vechten commented that 18 months seems like a distant future and asked Mr.
Brown if he foresaw a series of milestones along the way where they can change direction, if necessary,
or measure progress. Mr. Brown answered that they have built this process which has a series of tasks
that have to be accomplished and they realize that sometimes a task might take longer than anticipated.
Commissioner Van Vechten urged the consultants to give some consideration to measuring progress and
milestones. Mr. Brown explained that there will be a dashboard available to the entire community which
will constantly show the progress on the Comprehensive Plan process.

Chairman Huvard asked Taylor Baxter to review the agenda for the July 27 meeting. Mr. Baxter reported
that final plat approval for 538 Green Bay Road should be ready for review. Also, he said a discussion is
planned for the former Walgreens site in the Hubbard Woods Plaza to determine if the Plan Commission
would consider a zoning amendment for increasing the building height limitation and to review the
Design Guidelines document for further clarification about the intent of height restrictions.

5. STANDING COMMITTEE REPORTS

Vice Chair Lissner reported that the Board discussed the necessity of a new golf course clubhouse and
provided information on the Fundraising Committee’s efforts to raise money.

Commissioner Pope reported that the Glencoe Public Library had a very successful book sale.
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Commissioner Spain reported that the hot topic at the Glencoe Park District is pickleball and they are
exploring options to expand the program and add more courts.

Commissioner Novack reported that the Glencoe Park District appeared before the Zoning Board last
month to discuss their upcoming renovations, and sign code issues in the Village will be discussed at the
next meeting.

Commissioner Van Vechten reported that the Historic Preservation Commission is still working on
modifications to the Preservation Ordinance and the goal is to encourage restoration and renovation in
lieu of demolition. He said they are also discussing administrative modifications which include abating
photography requirements, expediting permit applications for those properties that have been
landmarked, increasing the Commission from five to seven members, changing the name to the
“Preservation Commission, and specifying that all Commissioner terms are to be five years.

6. ADJOURNMENT

Following a motion by Commissioner Pope and a second by Commissioner Gale, the meeting was
adjourned at 8:17 p.m.

RESULT: ACCEPTED

AYES: Gale, Huvard, Lissner, Mihalopoulos, Novack, Pope, Spain,
Thompson, Turner, Van Vechten (10)

NAYS: None (0)

ABSTAIN: None (0)

ABSENT: None (0)
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VILLAGE OF GLENCOE

MEMORANDUM

675 Village Court, Glencoe, Illinois 60022
p: (847) 835-4111 | info@villageofglencoe.org | Follow Us: @VGlencoe

www.villageofglencoe.org

DATE: July 19, 2022
TO: Village of Glencoe Plan Commission
CC: David Mau, Public Works Director

Lee Brown, Village Planner
James Tigue, Village Engineer

FROM: Taylor Baxter, Development Services Manager

SUBJECT: Staff Memo — Final Plat of Subdivision and Associated Variations — 538 Green Bay Road

Project background and applicant’s request

At its April 2022 meeting, the Plan Commission recommended approval of the proposed preliminary plat and associated
variations for this subdivision by a vote of 6-2. At its May 2022 regular meeting, the Village Board unanimously approved
the preliminary plat of subdivision and associated variations. As described below, there are no substantial changes to
the subdivision proposal since the preliminary plat was approved. The Plan Commission’s role in the final plat process is
to review the proposed plat for conformity with the approved preliminary plat and for compliance with any required
changes or conditions of approval. The Commission should provide a recommendation of approval or denial of the final
plat to the Village Board, which will then make a final decision on the proposal.

The applicant proposes to subdivide a 26,400-square-foot zoning lot comprised of three underlying parcels into two new
lots to replace the existing single-family home with two new single-family homes. Per the zoning code, the three parcels
function as a single lot for zoning purposes. The property does not have direct street frontage, but instead accesses
Green Bay Road via an easement across Park District-owned property to its east. The property is in the RC single-family
residential zoning district and could currently be redeveloped with one single-family home of up to 6,907 square feet.

The applicant has also proposed the transfer of the northernmost 6,400-square-foot part of the subject property to the
owners of the property to the north at 550 Green Bay Road. This would create a buffer between the proposed
subdivision and the property that would be most impacted by it. Because it does not create or increase a zoning non-
conformity, and because it involves only the adjustment of a property line between adjacent zoning lots, this transfer is
not subject to Plan Commission or Village Board review. Once this transfer is complete, the lot area will be 20,000
square feet.

The proposed subdivision requires three variations from the requirement in the Subdivision Code that new subdivisions
meet the requirements of the Zoning Code. First, the subdivision of a lot without direct street frontage requires a
variation, as the minimum street frontage for a lot is 20 feet. The second and third variations relate to the potential
need for an access easement across the northmost lot to the southernmost lot, as depicted in the proposed Preliminary
Plat. In the RC district, the minimum lot area is 10,000 square feet and the minimum average lot width is 60 feet. At 62.5
feet by 160 feet, the proposed lots meet these requirements. However, the zoning code requires the exclusion of access
easements from the calculation of “lot area”, which in turn is used to determine average lot width. With the access
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easement in place as proposed, the lot area and average lot width of the northmost lot would technically be 9,477.8
square feet and 59.23 feet, even though the lot would be 62.5 feet by 160 feet.

Principal building setbacks in the RC district are typically:

Front: 30-50 feet, depending on the average of other front setbacks on the block frontage
Corner: 8 feet on each side, with a combined setback of at least 25% average lot width
Rear: 20% of lot depth or 30 feet, whichever is greater.

However, per the Zoning Code, “In the case of a lot that does not have a front lot line equal to at least 50 feet, the front
yard line shall be established by the Board of Trustees so as to conform as closely as practicable to the intent and purpose
of this Code to require uniform setbacks and appropriate spacing between buildings. Such front yard line shall be marked
on the plat for any lot hereafter divided and shall be established prior to the issuance of a building permit for all other
lots.” Because the proposed lots do not have any street frontage, the Village Board, with the recommendation of the
Plan Commission, may determine the appropriate front setback as part of this subdivision process.

Although there is not a confirmed connection, there appears to be a repurposed, formerly combined sewer line that
may be functioning as a storm sewer line the Village system. This may result in uncontrolled stormwater runoff onto
neighboring properties, which often suffer from standing water following rain events. The applicant is proposing
stormwater detention infrastructure on both proposed lots with connection to the Village’s storm sewer along Green
Bay Road. The Park District has also approved a proposal from the applicant to allow water and storm sewer utility
access in the location of the existing driveway access easement across its property.

In 2021, the applicant proposed rezoning the subject property from RC to RD, along with a Special Use Permit, for the
construction of a six-unit multifamily residential building. After a recommendation of denial by the Zoning Commission,

the applicant withdrew the application prior to a final decision by the Village Board.

Applicable zoning code standards

Standard Required Current Lot Lot after property | Proposed lots Proposed lots w/
transfer w/o easement easement
Lot size 10,000 sq ft (min.) | 26,400 sq ft 20,000 sq ft 10,000 sq ft 10,000 sq ft (south)
9,477.7 sq ft (north)
Average lot 60 ft (min.) 165 ft 125 ft 62.5 ft 62.5 ft (south)
width 59.23 ft (north)
Lot frontage 20 ft 0 ft 0 ft 0 ft 0 ft

Standards for review

Subdivision Criteria

The Subdivision Code provides the following standards for subdivision plat review. Staff analysis of each standard is
provided in italics.

(1) The subdivision is consistent with the zoning code.
The proposed subdivision requires three variations from the Zoning Code. An analysis of these variations is
provided below.

(2) The subdivision will not create a nonconforming building, nonconforming use or nonconforming lot, nor will the
subdivision create, increase or extend any existing nonconformity.
The applicant has not proposed any buildings or uses that are non-conforming. The proposed new lots require
three variations, an analysis of which is presented below.
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(3) The subdivision will accommodate development on a lot that will comply with required setbacks and will not
result in the substantial loss of existing trees or the significant alteration of the existing topography on the lot.
The subdivision will accommodate development in a way that will comply with required setbacks. The applicant
has not proposed any setback variations. There is no substantial change to the topography on the lot proposed.
The applicant has provided a tree preservation and removal plan, showing the removal of a 13-inch Ohio Buckeye
tree. Staff will also review tree removal, protection, and replacement plans as part of building permit review.

(4) The subdivision will not substantially modify or threaten the integrity of natural resources, including without
limitation existing steep slopes, floodplains, wetlands, mature trees or the use of public open spaces.

There are no floodplains, wetlands, or steep slopes that would be impacted by the proposed subdivision. The
subdivision would be unlikely to have a significantly greater impact on the nearby parks than the potential
construction of a new, larger single-family home on the property.

(5) The proposed development of the subdivision will not result in an increase in the storm water release rate from
the subdivision.

The proposed development would comply with the Village’s stormwater management requirements, which would
not allow for an increase in the stormwater release rate. Instead, an improvement over existing conditions is
likely. Engineering plans show stormwater detention infrastructure on both proposed lots. Any building permits
on the property would receive a full engineering review.

(6) The subdivision will be served by adequate sewer or water service, electric service, natural gas and other public
or private utilities available within the village.

The properties will be required have access to all necessary utilities. The applicant has secured approval for storm
sewer and water utility access through Park via easements through Park District property to the east and sanitary
sewer access via easements through neighboring residential properties to the north.

(7) The subdivision will dedicate easements or rights-of-way necessary to provide for current and future extension
of public utilities and services.

These proposed easements are shown on the Final Plat.

(8) The existing public street system, and any proposed extension of that system, is sufficient to meet the projected
traffic demand that will be created by the subdivision.

The existing public street system is adequate to meet the demand of one additional single-family residence on the
property.

(9) The design of the proposed street improvements meets minimum village standards and does not exceed village
standards in a manner that threatens the health, safety or welfare, such as by inducing excessive speed of travel
or modifying traffic patterns in a manner inconsistent with street design capabilities or by unnecessarily
displacing pervious open spaces.

There are no new streets proposed as part of this subdivision.

(10) The subdivision will extend, or does not inhibit the extension of, the existing village street system and recognizes
the interconnection of adjacent neighborhoods.

The subdivision does not inhibit the extension of the existing Village street system.

(11) The subdivision will provide appropriate access and turning movements for vehicles, and the proposed access is
not so large so as to be inconsistent with the character of the neighborhood surrounding the subdivision.
There are no proposed or required changes to the access driveway from Green Bay Road.

(12) The development of the subdivision can be accomplished in a manner that does not unduly disrupt or damage
public services or facilities.

The development of the subdivision would be unlikely to disrupt or damage public services or facilities.

The Subdivision Code allows the Village Board to grant variations from its provisions, including from the requirement
that new subdivisions meet the requirements of the Zoning Code. The applicant has requested the following variations:
(1) A variation from the requirement that new lots have a front lot line at least 20 feet in length. Because there is no
street frontage, there is technically no front lot line, requiring a variation for subdivision.
(2) A variation from the requirement that new lots meet minimum lot area requirements. Both proposed lots are
62.5 feet by 160 feet, or 10,000 square feet, which is the minimum lot size in the RC zoning district. However,
the definition of the Zoning Code excludes access easements from its definition of “lot area”. Depending on the
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(3)

final location of the access easement across Park District property, an access easement across the northmost of
the proposed lots of up to 522.2 square feet may be needed to provide access to the southernmost lot. Because
of this, regardless of its actual size, the northernmost lot as currently proposed would technically have a lot area
of 9,477.7 square feet, requiring a variation. The northernmost 6,400 square feet of what is currently 538 Green
Bay Road is not included in lot area calculations, as it is proposed to be transferred to the property owners to the
north to provide a buffer area.

A variation from the requirement that new lots meet average lot width requirements. Both proposed lots are 2.5
feet wider than the minimum 60-foot average lot width required in the RC zoning district. However, the Zoning
Code has multiple definitions dealing with the width of a lot. “Lot width” is the width of the lot at the front
setback line, which, for both proposed lots, is 62.5 feet. “Average lot width” is determined by dividing lot area by
maximum lot depth. As noted above, “lot area” does not include access easements. Reducing what is technically
the northmost lot’s lot area by 522.2 square feet would then reduce the lot’s average lot width to 59.3 feet,
necessitating a variation, although the lot is consistently 62.5 feet in width.

If the proposed lots had frontage on Green Bay Road, no variations would be needed for this subdivision.

Requested Variations

The Subdivision Code provides the following standards for justification for proposed variations:

(1)

(2)

3)

The requested variation is in keeping with the overall purpose and intent of this chapter;

The proposed variations would result in a two-lot subdivision and public improvements that are in keeping with
the character of the surrounding neighborhood, the RC zoning district, and the Green Bay Road corridor, in
compliance with the overall purpose and intent of this chapter. From a use and appearance perspective, there
would be little to no difference between what could be built on the property with the grant of the variations and
what could be granted on a property of the same size and width that had direct street frontage. The two new lots
would likely appear to passers-by to be typical, conforming single-family residential lots on Green Bay Road.

The grant of the requested variation will not impair the public health, safety or general welfare and will not
contravene the goals of the comprehensive plan nor the intent of this chapter;

A two-lot subdivision with two new single-family homes, both of which would be relatively modest in size
compared to typical new development in Glencoe, would be unlikely to impair the public health, safety, or
general welfare. Without a lot frontage variation, any subdivision would be prohibited, while the average lot
width and lot area variations would allow for a subdivision with appropriate access from Green Bay Road and
buffering from nearby property.

The Comprehensive Plan calls for decision-makers to balance the preservation of Glencoe’s existing character
with the fact that it “specifically encourages development of housing for residents who would like to continue
living in Glencoe, but no longer need a large house or a large lot” (p. 28). Without the approval of the proposed
lot frontage variation, what is currently a 26,400-square-foot lot would not be subdividable, leaving what would
likely be a large, new single-family home on a large lot as the only redevelopment option. The development of
two single-family homes of not more than 3,400 square feet would increase housing options near Downtown and
transit while maintaining the character of the RC district and the Green Bay Road corridor. Likewise, the proposed
lot width and lot area variations are only necessary because of the need for an access easement across the
northmost lot and the transfer of part of the subject property to create a buffer area.

The grant of the variation will not adversely impact adjacent properties; and

The grant of the proposed variations is unlikely to adversely affect adjacent properties. If the property were to
remain a single, 26,400-square-foot lot, it could be developed with a 6,907-square-foot home. At 20,000 square
feet in area, it could be developed with a home of up to 5,386 square feet. While the requested variations are
needed to build two homes of not more than 3,400 square feet in size, the resulting lots and the homes they
could support would not substantially differ from what could be built on two fully conforming RC lots.
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(4) The situation of the applicant is not of a general or recurring nature for similarly situated properties within the
village or within its jurisdiction.
The subject property is unusual in the Village and similar variation requests are unlikely to recur with any
frequency. While there are a small number of other “landlocked” lots in the Village, they tend to be small and
located behind other houses, rather than being a relatively large lot with street access through a property that
will remain permanently undeveloped.

Front Setback Determination

The Preliminary Plat shows the proposed lots with 30-foot front setbacks. As mentioned above, the Village Board has the
ability to determine the appropriate front setback for these lots. During review of the Preliminary Plat, neither the Plan
Commission nor the Village Board recommended changing the 30-foot front setback.

Public notice

Public notification signage was placed on the property and notification letters were sent to residents within 300 feet of
the subject property per the requirements of the Subdivision Code. Email notification was provided to individuals that
provided comments on the 2021 rezoning and Special Use Permit application.

Staff recommendation

The Plan Commission’s role in plat review is to hold a public meeting, evaluate the Final Plat proposal and requested
variations for conformity with the approved Preliminary Plat and for conformity with any required conditions of
approval or changes and based on the standards found in the Subdivision Code, and provide a recommendation to the
Village Board.

Staff is of the opinion that the Final Plat meets the standards for review for new subdivisions. There have been no
substantial changes to the proposal since the approval of the Preliminary Plat. The applicant has secured utility access
through Park District property as required.

As discussed during Preliminary Plat review, staff is also of the opinion that the proposed variations meet the standards
for approval. As the size and width of the proposed lots are identical to conforming lots, and because they could be
developed with single-family homes of a similar size to conforming lots, the approval of the variations would result in a
development indistinguishable from one on a typical lot with direct street frontage that did not require variations.

Motion

If the Plan Commission determines that the proposed Final Plat and variations meet the standards of review found in the
Subdivision Code, staff recommends a motion to recommend approval to the Village Board. This motion may include any
conditions of approval determined to be appropriate by the Commission. If the Plan Commission determines that the
proposed Preliminary Plat or variations do not meet the criteria for review found in the Subdivision Code, staff
recommends a motion to recommend denial to the Village Board.
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A. P. SURVEYING COMPANY, P.C.
LAND — SURVEYORS
2121 PARKVIEW COURT,WILMETTE, IL. 60091
(847) 853-9364; FAX: (847) 853-9391
UAIL apsurveying (

2 yahoo.com

ORDER NUMBER : 21-8604-S
DATE : MARCH 12, 2022

MCGUIRE SUBDIVISION

BEING A RESUBDIVISION OF LOT 4 (EXCEPT NORTHWESTERL'
FEET OF SAID LOT 4), LOT 5 (EXCEPT NORTHEASTERLY 80 YEBT OF SA]'D LOT 5)
STERLY 33 FEET OF LOT 6 (EXCEPT NOR'

40 FEET AND NORTHEASTERLY 80
AND
¥), IN BLOCK 21 IN

ORTHWES'  THEASTERL’
Gumooz, A sUBDlvlsloN OF SECﬂoN 7, 'IOWNSHI? 42 NORTH. RANGE 13, EAST OF THE THIRD
IAN, IN UNTY, ILLIN¢

PRINCIPAL MERID]

KNOWN AS : 538 GREEN BAY RD, GLENCOE, IL.

AREA= 20,000 SQ FT OR 0.46 ACRE

NORTH

SCALE + 1 INCH = 25 FEET

TAX BILL RE!
LVEN & MARY
N BAY ROAD

NOIS. 60022

“OURT

BOARD OF TRUSTEES

APPROVED BY THE PRESIDENT AND BOARD OF TRUSTEES OF THE VILLAGE OF
GLENCOE, COOK COUNTY, ILLINOIS THIS DAY OF AD.,, 2022.

BY:
VILLAGE PRESIDENT, GLENCOE, IL

VILLAGE ENGINEER

APPROVED ON THIS DAY OF 2022 BY THE VILLAGE
ENGINEER OF THE YILLAGE GLENCOE , COOK COUNTY, ILLINOIS.

VILLAGE ENGINEER
VILLAGE COLLECTOR

STATE OF ILLINOIS )
COUNTY OF COOK )

I 'VILLAGE COLLECTOR FOR THE VILLAGE OF
GLENCOE, ILLINOIS, DO HEREBY CERTIFY THAT THERE ARE 'ND DBLINQUENT OR
UNPAID CURRENT OR FORFEITED SPECIAL ASSESSMENTS, O} ERRED
INSTALLMENTS THEREON THAT HAVE BEEN APPORTIONED AOAI'NST THE TRACT OF
LAND INCLUDED IN THIS PLAT OF SUBDIYISON.

DATED THIS DAY OF AD, 2022

VILLAGE COLLECTOR

PLAN COMMISSION CERTIFICATB

STATE OF ILLINOIS )

COUNTY OF COOK )

APPROVED BY THE VILLAGE OF GLENCOE PLAN COMMISSION

AT A MEETING HELD THE DAY OF. AD,20___.

BY: ATTEST:
CHAIR SECRETARY

DRAINAGE CERTIFICATE:

TO THE BEST OF OUR KNOWLEDGE AND BELIEF, THE DRAINAGE OF THE SURFACE
WATERS WILL NOT BE CHANGED BY CONSTRUCTION OF THIS SUBDIVISION
EVELO) .ORONTHISSHEORANYPAXTTH‘BREOF OR THAT IF SUCH
ILE PROVISIONS HAVE
TERS

GENERALLY ACCEPTED EN¢
CHAPTER 9, ARTICLE XII OF THB VI!.MGE ‘CODE, SO AS TO REDUCE THE Lucm.rﬂooD
OF DAMAGE TO THE ADJOINING PROPERTY BECAUSE OF CONSTRUCTION OF THE
SUBDIVISION (DEVELOPMENT), OR THIS SITE.

DATED THIS. DAY OF. AD., 20,

OWNER ENGINEER

SANITARY SEWER EASEMENT

A PERMANENT AND PERPETUAL NON-EXCLUSIVE EASEMENT IS HEREBY GRANTED
TO LOT 2, IN ALL AREAS DESIGNATED SANITARY SEWER ON THIS
SUBDIVISIONPLAT, SAID FASEMENT SHALL BE FOR THE INSTALLATION,
MAINTENANCE, RELOCATION, IN, UNDER, ACROSS, ALONG AND/OR UPON THE
DESIGNATED PROPERTY. IT SHALL INCLUDE THE RIGHT TO ENTER THE suamvmv.n
PROPERTY AND SUCH AREAS FORA.LL SUCH PURPOSES, AND THE RIGHT, WITHOUT
LIABILITY, TO CUT, ALTER R REMOVE ANY VEGETATION, ROOTS,
STRUCTURES OR DEYICES wrrHIN ‘THE DESIGNATED EASEMENT PROPERTY AS MAY
BE REASONABLY REQUIRED INCIDENT TO THE RIGHT HEREIN GIVEN.

OF THE GRANTEES, NO BUILDINGS,

EASEMENTS FURTHER BE ALL AREAS SHOWN
ON THIS PLAT AS WELL AS OTHER PROPERTY, WHETHER OR NOT CONTIGUOUS
THERETO, SANITARY SEWER .

SUCH EASEMENT SHALL SURVIVE THE VACATION BY PROPER AUTHORITY OF ANY
STREET AND OTHER PUBLIC WAY AND PLACE SHOWN ON THIS PLAT, UNLESS
OTHERWISE EXPRESSLY MENTIONED IN AN ORDINANCE OF VACATION

PUBLIC UTILITY EASEMENT.

'A PERMANENT AND PERPETUAL NON-EXCLUSIVE EASEMENT IS HEREBY GRANTED
TO THE VILLAGE, IN ALL AREAS DESIGNATED PUBLIC UTILITY EASEMENT ON THIS
SUBDIVISION PLAT,SAID EASEMENT BE FOR THE INSTALLATION,

STRUS
BE REASONABLY REQUIRED INCIDENT TO THE RIGHT

wm-xou'r PRIOR WRITTEN CONSENT OF THE GRANTEES, NO BUILDINGS,
'UCTURES OR OTHER OBSTRUCTION SHALL BE CONSTRUCTED, PLANTED OR

Pu\CBDlNANYsucHBAs AREASNORSHAILANYOTHBKUSBSBEMADE

THEREOF WHICH WILL INTERFERE GRANTED HEREB

EASEMENTS SHALL 'FURTHER BE FOR THE PURPOSE OF SERVING ALL ARBAS sHoWN

ON THIS PLAT AS WELL AS OTHER PROPERTY, WHETHER OR NOT CONTIGUOUS

THERETO, STORM SEWER AND WA’

SUCH EASEMENT SHALL SURVIVE THE VACATION BY PROPER AUTHORH’\’ OF ANY
STREET AND OTHER FUBLIC ‘WAY AND PLACE SHOWN ON THIS PLA"
HERWISE EXPRESSLY MENTIONED IN AN ORDINANCE OF VACATION

SHARED ACCESS AND PRIVATE UTILITY EASEMENT.
AND PERPETUAL NON-] Bxcx,uswn EAS] 1S HEREBY GRANTED

PERMANENT. EMENT
‘I'O LOT 2, IN ALL AREAS ACCESS NT ON THIS
T X UNDBR. ACROSS, ALONG AND/OR UPON THE

so DESIGNATED PROPERTY.

'WITHOUT PRIOR WRITTEN JENT OF THE 'NO BUILDINGS,
OR OTHER OBSTRUCTION SHALL BE CONSTRUCTED, PLANTED OR
PLACED IN ANY SUCH EAS] , NOJ 'USES BE MADE
INTEI THB EA! HEREBY, SUCH

RFERE SEMENT GRANTED
EASEMENTS SHALL FURTHER BE FOR THE PURPOSE OF SERVING ALL AREAS SHOWN
ON THIS PLAT .

INGRESS AND EGRESS AND PRIVATE UTILITIES EASEMENT.

A PERMANENT AND PERPETUAL NON-EXCLUSIVE BASEMENT IS HEREBY GRANTED
TO THE VILLAGE, IN ALL AREAS DESIGNATED INGRESS AND EGRESS AND PU‘BLIC
UTILITIES EASEMENT. ON THIS SUBDIVISION PLAT,SAID EASEMENT SHALL BE

ANCE, RELOCATI( ON IN, UN'DER. Ackoss. AI.ONG

IGHT, wrm
vmm'A‘noN. ROOTS, STRUCTURES OR DEVICES WITHIN
EASEMENT PROPERTY AS MA BE REASONABLY REQUIRED INCIDENT TO THE RIGHT
HEREIN GIVEN.

'WITHOUT PRIOR CONSENT OF THE GRANTEES, NO BUILDINGS,

STRUCTURES OR OTHER OBSTRUCTION SHALL BE CONSTRUCTED, PLANTED OR
PLACED IN ANY SUCH EASE! MENTARBAS NORSHALLANYOTH‘ERUSESBEMADE

THEREOF WHICH WILL INTERFERE WITH MENT GRANTED HEREBY, SUCH

EASMENTS SHALL FURTHER BE FOR ’rHB PURPOSE OF SERVING AREAS SH(

ON THIS PLAT AS WELL AS OTHER PROPERTY, WHETHER OR NOT coN'nouous

THERETO, SANITARY AND STORM snwmls

SUCH EASEMENT SHALL SURVIVE THE YACATION BY PROPER AUTHORITY OF ANY
‘nmzr D OTHER PUBLIC WAY AND PLACE SHOWN ON THIS PLAT, UNLESS
B EXPRESSLY MENTIONED IN AN ORDINANCE OF VACATION

'MORTGAGEE CERTIFICATE
STATE OF ILLINOIS )
COUNTY OF COOK )
AS MORTGAGEE, UNDER THE

PROVISIONS ov A CBRTKN MORTGAOE DATED
‘THE RECORDER’S OF DEEDS OFFICE
OF coU'N'rY ILUNOIS ON THE

DAY OF ,AD,20___

_HEREBY CONSENTS TO
AN D X PROVES T SUBDIVISION GF THE TAND AND THE GRANTING
OF THE EASEMENT(S) DEFICTED HEREON,
DATED DAY AD,20_.
PRINT MokmAGsa NAME:

BY: ATTEST:

1TS: 1TS:

THE FOLLOWING NOTARY CERTIFICATE SHOULD BE INSTALLED
BELOW THE MORTGAGEE CERTIFICATE ON ALL SUBDIVISION PLATS
WHBILB IAN‘D 'WILL BE MORTGAGED AT THB TIME THAT THE PLAT

NOTARY'S CERTI’FICATE
STATE OF
)ss
COUNTY OF
THE UNDERSIGNED, A NOTARY PUBLIC IN THE COUNTY AND STATE
AFORESAID,

NOTARY’S CERTIFICATE

STATE OF ILLINOIS )
)ss
COUNTY OF COOK )

THE UNDERSIGNED, A NOTARY PUBLIC IN THE COUNTY AND STATE
AFORESAID,
DO HEREBY CERTIFY THAT

oF AND

OF
WHO ARE PERSONALLY KNOWN TO ME TO BE THE SAME PERSONS
‘WHOSE NAMES
'ARE SUBSCRIBED TO THE FOREGOING INSTRUMENT AS SUCH

AND

RESPECTIVELY, APPEARED BEFORE ME THIS DAY IN PERSON AND
ACKNOWLEDGED
THAT THEY SIGNED AND DELIVERED THE SAID INSTRUMENT AS THEIR

OWN
A'N'D ‘VOLUNTARY ACT AND AS THE FREE AND YOLUNTARY ACT
AS MORTGAGEE, FOR THE
Usu AND
GIVEN UNDER MY HAND AND SEAL

THIS DAY OF 20,

‘NOTARY PUBLIC

Page 12

GLENCOL, ILLINOIS. 60022,
SPACE FOR COUNTY STAMPS.
OWNER'’S CERTIFICATE
STATE OF ILLINOIS )
COUNTY OF COOK )
THIS IS TO CERTIFY THAT THE, AN ILLINOIS

e

(CORPORATION, AS TRUSTEE UNDER A TRUST AGREEMENT DATED
AND KNOWN AS TRUST NO. S THE OWNER

OF THE PROPERTY DESCRIBED ABOVE AND NOT INDIVIDUALLY Bur AS SUCH

TRUSTEE, HAS CAUSED THE SAME TO BE SURYEYED AND PLATTED AS SHOWN

HEREON, THE USES AND PURPOSES THEREIN SET FORTH AND AS ALLOWED

'AND PROVIDED BY STATUTES, AND THE SAID CORPORATION, NOT INDIVIDUALLY BUT

AS TRUSTEE, DOES HEREBY ACKNOWLEDGE AND ADOPT THE SAME UNDER THE

STYLE AND TITLE AFORESAID.

DATED AT ILLINOIS, THIS DAY OF AD.,20__.

AS TRUSTEE UNDER TRUST NO.

BY: ATTEST:

TITLE: TITLE:

NOTARY’S CERTIFICATE
STATE OF ILLINOIS )

COUNTY OF COOK )

ANOTARY PUBLIC IN AND FOR THE SAID COUNTY

L
PRINT NAME
IN THE STATE AFORESAID, DO HEREBY CERTIFY THAT

OF SAID OWNER, WHO ARE PERSONALLY KNOWN TO ME TO BE THE SAME PERSONS
'WHOSE NAMES ARE SUBSCRIBED TO THE FORGOING INSTRUMENT AS SUCK
.Y, APPEARED

BEFORE ME THIS DAY IN PERSON AND JOINTLY AND SEVE.RALLY ACKNOWLEDGED
THAT THEY SIGNED AND DELIVERED THE SAID INSTRUMENT AS THEIR OWN FREE AND
'VOLUNTARY ACT AND AS THE FREE AND YOLUNTARY ACT OF SAID OWNER FOR THE

‘GIVEN UNDER MY HAND NOTARIAL SEAL
THIS DAY OF 20
MY C ON EXPIRES ON 20

LAND SURVEYOR CERIFICATE

I JACK A. ZLOTEK, AN ILLINOIS
SURY AND SUBDIVIDED THE FOLLOWING DESCRIBED PROPER’
Y

80 FEET THEREO)
GLENCOE, A SUBDIVISION OF sECnON 5 ’I’OWNSHIP 42 NORTH. RANGE 13, EAST OF THE
PRINCIPAL MERIDIAN, IN COOK COUNTY, ILLIN

1 FURTHER CERTIFY THAT THE PROPERTY SHOWN HEREON IS NOT SITUATED IN A SPECIAL FLOOD
HAZARD AREA AS THE FEDERAL EMERGENCY MANA( GENCY, AS PER FIRM
NUMBER 1703160094K EFFECTIVE AS OF SEPTEMBER 10, 2021, UNSHADED

IDENTIFIED BY
MAP COMMUNITY PANEL
(ZONE X).

1FURTHER CERTIFY THAT TH:E PROPERTY SHOWN ON THE PLAT HEREON DRAWN IS WITHIN THE

VILLAGE OF GLENCOB, ILLINO]
DATED THIS DAY OF AD,2022.

ILLINOIS LICENSED LAND SURVEYOR NO. 3186
LICENSE EXPIRATION : November 30. 2022

CENSED LAND SURYEYOR DO HEREBY CERTIFY THAT I HAVE
TY:
40 FEET AND NORTHEASTERLY 80
AND
F), IN BLDCK 21IN
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STORM MANHOLE
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CLEANOUT
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LIGHT POLE

FLARED END SECTION (F.E.S.)
INLET /" DRAIN

WATER VALVE VAULT /
WATER METER

SIGN

MANHOLE (UNCLASSIFIED)
FIRE HYDRANT

IREE TAG NO.

STOFP LIGHT

GAS VALVE

N\ ROOT FPRUNE

SANITARY SEWER SIZE AND
LOCATION PER WLLAGE OF
GLENCOE ATLAS,
CONTRACTOR TO VERIFY

LOCATION
SANITARY MANHOLE-1 K
Rl 670.86 / w
INV NE (6"PVC) 667.01 N\TPR
INV SE (6°PVC) 667.02 A
/ 1 5

DISCONNECT EXIST. =

SANITARY SEWER AT e
STRUCTURE 25

STORM MANHOLE-2

RIM 663.98

INV NW (10°RCF) 664.04
INV SE (10°RCP) 664.03
INV NE (12°RCP) 664.07
INV SW (12"RCP) 664.06

CATCH BASIN-3

RIM 669.49
INV NE (12°RCP) 664.38

CATCH BASIN—4
RIM 669.59
INV NW (12°RCP) 664.44

USE EXISTING DRIVEWAY
AS CONSTRUCTION ENTRANCE

=+ =9, CATCH BASIN-5
TEMPORARY TREE FENCE Ty > RIM 669.69
g TOFP OF GARAGE SLAB = N INV SE (6"PVC) 664.73
<\ %) S INV S (6"PVC) 665.75
CFISF TEMPORARY SILT / CONSTRUCTION FENCE +++ SR
@ &//Jr TOFP OF FOUNDATION \
SUMP  PUMP [P/?OPOSED/EX/ST/NG] <\ \ woon
+ % FENCE
None oo r
0s Oosis DOWNSPOUT (IN—GROUND) [PROPOSED] Q//+ FINISH FLOOR
AW ¢! N
SWALE [PROPOSED] o o
&//Jr TOFP OF WALL «\ .
> \‘ Nl
o OUTLET / POP—UP EMITTER N & ¢
o
2 DISCONNECT EXIST.
o WATER SERVICE AT MAIN
&:@96+ ~
— 670 — \
) > : N
"o -
T\m % : P ~
IO S \ R
el Pg@AEN . S woon stoop \ B-BOX \ﬁm -~
10 2 o & STEPS EL. 670.83 e
EXISTING HOUSE TO
BE DEMOLISHED %%fcggégwfz
INV SW (12"RCP) 664.29
2
s e STORM MANHOLE—1
e T RIM 670.39
- ~ INV NW (10"RCP) 664.41
- INV SE (10"RCP) 664.55
- - Lom@ﬁﬁ%%ﬁg‘gﬁ% \ INV NE (12'RCP) 664.63
P - - o o -~ GLENCCE ATLAS, c INV SW (12"RCP) 664.64
- . / e =\ g} CONTRACTOR TO VERIFY &) o Bn
B P ~>Z__ - %@. \\\\ P ~ roeanon \ RIM 669.91
P ¢ r> ~_ - INV NE (12"RCP) 665.10
~ < o > ~
~ - \% \ = \\ \4\/ ~
-~ ) 24 N A
- LT : S e
. TREE PROTECTION {f# €5 NP
g ~
FENCE (TYP.) S s 7N
AV 5 -~
b4 A\
P2
- 673 — — N P _ -
/ AN
/ %@@b N7 PROVIDE CONSTRUCTION
[ B
\ - FENCE / SILT FENCE AROUND
\ ~
\ e PERIMETER OF WORK AREA
e
-
-
-
~ -
~
-
-
-
-
-
~
P ~
- TREE SPECIES INVENTORY - 538 GREEN BAY RD, GLENCOE
Tag DBH Species Condition Form Notes Removals
1 14 |Boxelder 2 3 Lean over road
2 24 |Red Oak 2 2
3 38 |White Oak 2 3 One sided
SECTION_VIEW PLAN VIEW | 3 3
EXISTING TREE TO BE PROTECTED 4 8 Norway Maple
3" THICK LAYER OF HARDWOOD BARK 5 30 |White Oak 4 3 Hollow
DISTANCE  PROM THE FACE OF TRUNK. Tre. 6 3.4.4 |RiverBirch 2 2
6" TALL CONSTRUCTION FENCE 7 5.6.4 |River Birch 2 2
SUPPORTED BY STEEL OR WOOD - -
POSTS AT 8 ON CENTER 8 5.6.4 |River Birch 2 2
EXISTING TREE CANOPY & DRIP DIRECTIONAL._BORE - - e
DISTANCE FROM DRIP_LINE LINE_AREA TO BE PROTECTED . 9 5.6.4 [RiverBirch 2 2 Girdling Root
WHEN FEASIBLE AT OPENING % @f@ -
. REE TAG NUMBER & CALIPER Nﬂj%z: g g% OPTIMUM DIRECTIONAL BORE DISTANCE 10 12 |White Oak 3 2 Lean and Decay
=z i
z INCH INFO. IF_APPLICABLE X . 11 10 |White Oak 3 3
o
z MAINTAIN 3’ MIN. OFFSET OPENING X 12 48 |Burr Oak 3 4 Hollow
TO ACCOMMODATE MAINTENANCE
ACTIVITIES WITHIN FENCED AREA R LNE 13 ) Norway Maple 4 4 Wires
6" TALL CONSTRUCTION FENCE : g
! SUPPORTED BY STEEL OR WOOD 14 20 |American Elm 3 4 Leaning
] POSTS AT 8 ON CENTER 15 10 Norway Maple 2 3
ettt CX/0|INC ORADE TREE FENCING MUST BE AT |
LEAST10’ RADIUS FOR TREES 16 18 |Norway Maple 4 4
UP TO 18" DBH 15’ RADIUS :
FOR TREES 18" DBH & LARGER 17 13 |Ohio Buckeye 2 2 X
18 12 [Norway Maple 4 4
w TREE PROTECTION FENCE 19 9 Norway Maple 4 4
z
- 20 8 [Norway Maple 3 4
g 3" THICK LAYER OF HARDWOOD BARK -
NOTES: = MULCH. MULCH SHALL BE MAINTAINED 12" 21 8 |White Oak 2 3
1) THE PURPOSE OF TREE PROTECTION FENCING IS TO MINIMIZE CONSTRUCTION ACTIVITIES WITHIN DISTANCE FROM FACE OF TRUNK, TYP.
CRITICAL ROOT ZONES OF EXISTING TREES TO REMAIN. 22 18 |Red Oak 4 4
2) PROTECTIVE TREE FENCING MUST BE WIRE MESH OR WELDED WIRE FENCING (CHAIN LINK), 6' HIGH MAINTAIN EXISTING GRADE WITH
WITH STEEL OR WOODEN POSTS INSTALLED AND SPACED NOT MORE THAN 8' APART. TREE_PROTECTION FENCE 23 10 |Red Oak 3 3
3) PROTECTIVE TREE FENCING MUST EXTEND TO THE DRIP LINE OF THE TREE (WHICH CAN BE ESTIMATED
AT 1 FOOT FOR EVERY 1 INCH OF DBH) BUT IN NO CASE SHALL FENCING BE: 24 10 |Sugar Maple 3 3
LESS OF A RADIUS OF 10' FROM TREES UP TO 18" DBH
LESS OF A RADIUS OF 15' FROM TREES 18" IN DBH OR LARGER 25 8 Boxelder 5 5
4) PROTECTIVE TREE FENCING MUST REMAIN INTACT FOR THE ENTIRE DURATION OF THE CONSTRUCTION DIRECTIONAL BORING AREA AS DETERMINED -
PROJECT AND MAY NOT BE MOVED OR REMOVED FOR ANY REASON WITHOUT VILLAGE APPROVAL ONLY. BY CIVIL ENGINEER 26 15 Ponderosa Pine 2 2
27 8 |Crabapple 4 3
28 18 [Norway Maple 3 2
29 24 |Honey Locust 1 2 Trunk decay
7 ENGINEERING AND SPECIFICATIONS MANUAL JULY 2018 ENGINEERING AND SPECIFICATIONS MANUAL JULY 2018 30 18 |Sugar Maple E 2
o/ |
z| 31 16 [Norway Maple 3 2
%ﬁi SHEET 1 OF 1 SHEET 1 OF 1 32 12 N Manol 3 3 Girdli
7 PROTECTIVE TREE FENCING N DIRECTIONAL BORING DETAIL AT EXISTING TREE orway lviaple irdiing root
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EXISTING TOPOGRAPHY, EROSION CONTROL,

AND TREE PRESERVATION PLAN
NEW RESIDENTIAL DEVELOPMENT
538 GREEN BAY ROAD, GLENCOE, ILLINOIS

COPYRIGHT:

THIS DRAWING SHALL NOT BE USED,
REPRODUCED, MODIFIED OR SOLD EITHER
WHOLLY OR IN PART, EXCEPT WHEN
AUTHORIZED IN WRITING BY THE ENGINEER.

PROJECT NUMBER: -

START DATE: JUNE 16, 2022
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TO THE BEST OF OUR KNOWLEDGE AND BELIEF, THE DRAINAGE OF
SURFACE WATERS WILL NOT BE CHANGED BY THE CONSTRUCTION
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SURFACE WATER DRAINAGE WILL BE CHANGED, REASONABLE
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REDUCE THE LIKELIHOOD OF DAMAGE TO THE ADJOINING
PROPERTY BECAUSE OF CONSTRUCTION OF THE SUBDIVISION.
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FRAME — PLAN VIEW

SEDIMENT BAG — SECTION

WOOD OR STEEL POSTS AT
8 (MIN) TO 8 (MAX)

SPACING

MIRAFI INC. ENVIROFENCE
FILTER FABRIC
OR APPROVED EQUAL

FRAME — SECTION

N

NOTES:

1) FRAME: TOP FLANGE FABRICATED 13"X13"X§” ANGLE. BASE RIM
FABRICATED FROM 13"X3"Xg” CHANNEL. HANDLES AND SUSPENSION
BRACKETS FABRICATED FROM 13"X3” FLAT STOCK. ALL STEEL
CONFORMING TO ASTM—A36.

2) SEDIMENT BAG: BAG FABRICATED FROM 4 0Z./ SQ.YD. NON—WOVEN
POLYPROPYLENE GEOTEXTILE REINFORCED WITH POLYESTER MESH. BAG
SECURED TO BASE RIM WITH A STAINLESS STEEL STRAP AND LOCK.

3) FILTER FOR OTHER SHAPE GRATES SHALL BE APPROVED IN ADVANCE OF
PLACEMENT BY THE VILLAGE ENGINEER.

WOVEN WIRE FENCE .
(MIN. 14" GAUGE) =E=
(MAX. 6” MESH SPACING) q -F COQAE&CFT'EE (
L MINIMUM 6”x6"
COMPACTED BACKFILL o TRENCH p
MINIMUM 6”x6” TRENCH v|o
A 3| A
B o-. 7/? [ \\\\\\\\,/\ r/\v\
NS AN E SN
AKAWU = AU A
S
A AR
XN R
WITH TRENCH WITHOUT TRENCH
NOTES:
WITH TRENCH

1) FILTER BARRIERS SHALL BE PLACED AT THOSE LOCATIONS SHOWN ON THE PLANS INCLUDING
STOCK PILE AREAS AND WERE INDICATED BY THE ENGINEERING DIVISION.

2) ATTACH FABRIC TO WIRE MESH WITH HOG RINGS, TO WOOD POSTS WITH NAILS, AND TO STEEL
POSTS WITH TIE-WIRES AT TOP AND MID—SECTION.

3) OVERLAP FILTER FABRIC BY 6" AND FOLD AROUND EACH POST ONE FULL TURN WHERE 2
SECTIONS ADJOIN.

4) DRIVE POSTS TIGHTLY TOGETHER AND SECURE TOPS OF POSTS BY TYING OFF WITH CORD OR
WIRE TO PREVENT FLOW-THROUGH OF BUILD—UP SEDIMENT AT JOINT.

5) INSPECTION OF SILT FENCES SHALL BE AT LEAST ONE PER WEEK AND AFTER RAIN EVENTS IN
EXCESS OF 3”. REPAIR OF REPLACEMENT SHALL BE MADE PROMPTLY AS NEEDED.

6) SEDIMENT TRAPPED BY THE FENCE SHALL BE REMOVED (AND PROMPTLY DISPOSED OF)
WHENEVER SIGNIFICANT ACCUMULATION OCCURS.

7) BARRIERS SHALL BE MAINTAINED IN PLACE UNTIL COMPLETION OF CONSTRUCTION AND THE
UPSLOPE AREA HAS BEEN STABILIZED, AND SHALL BE REMOVED ONLY WHEN DIRECTED BY THE
VILLAGE ENGINEER.

WITHOUT TRENCH
1) TOE—IN CAN ALSO BE ACCOMPLISHED BY LAYING THE FABRIC FLAP ON UNTRENCHED GROUND
AND PILING AND TAMPING SOIL OVER FLAP AT THE BASE OF STRUCTURE.

Z\//g

u//\\//

CONCRETE
ADJUSTING RINGS.

MORTARED (8" MAX.)

3

o . TWO (2) MAX.
= 47 MIN. . 24” MIN. DIAMETER “I 4w
= .
=z L. ‘
=
- 4 A
OUTLET
Kl a
% 4 7
e P
JBE p
= 4
= O
R Za( P i
LO““’Lu a
—xo
Ll < a
o a <
i 3 44
. =z < a® T, R N
*3* < B 4 AA t T a
7 BN
* OO IS I,
SAND CUSHION
NOTES:
1) CATCH BASIN TO BE CONSTRUCTED OF PRECAST REINFORCED
CONCRETE.
2) CATCH BASIN MUST CONFORM TO ASTM C—478.
3) ALL PIPE PENETRATIONS TO BE CONED, RUBBER BOOTED AND
INTERIOR MORTARED.
4) MAXIMUM DEPTH FROM INVERT OF OUTLET PIPE TO TOP OF FRAME

SHALL NOT EXCEED 42 INCHES.

IF DESIGN OR CONSTRUCTION

REQUIRES DEPTH BEYOND 42 INCHES, STRUCTURE SHALL BE
REVISED TO A 48 INCH DIAMETER TYPE "A” CATCH BASIN.

MAX 18" PLUS PIPE 0.D. FOR TRENCHES <5’ DEPTH|
MAX 36" PLUS PIPE 0.D. FOR TRENCHES >5" DEPTH

EX. SURFACE —\

‘_6" TOPSOIL MIN, SEE PARKWAY RESTORATION DETAIL

A A A A A A A AT ADAAA

S S S S S S S S S
//////////////i/////
SSLISSIS SIS SIS I
S S S S S S S S SSSS

S S S S S S SSSSSSSSS
S S S S S S S SSSSSSSS
S S S S S S S SSS

//A(//////////%///

FOR TRENCHES IN LAWNS,

‘V /\l PARKWAYS AND OTHER

SN S S S S S S SSS s IMPROVED AREAS NOT

S S S S S S S SSSSSSSSS SUBJECT TO VEHICULAR
SSSLLSS LSS S TRAFFIC. COMPACT MAXIMUM

/7_/7_/7_/7_/TLE/7_ LIFTS OF 9 INCHES TO

A A A e e 90% OF MODIFIED PROCTOR DENSITY

(sl s s 29 UFT s 2 s (ASTM D—-1557)

USE INORGANIC SELECTED
EXCAVATED MATERIALS WITHIN
PARKWAY AREAS 3’ PAST EDGE OF
PAVEMENT

GRANULAR PIPE BEDDING i
AND COVER MATERIAL
IDOT GRADATION CA11 OR CA13 e ]

6" AGGREGATE CA11 OR CA13

PROPOSED PIPELINE /

Lt
f

\ UNDERCUT UNSUITABLE AREAS WHERE

DIRECTED AND REPLACE WITH
~ AGGREGATE CA 6

MIN. MIN.

MAX.
TRENCH WIDTH

NOTES:

1) ALL BACKFULL MATERIALS SHALL BE PROPERLY COMPACTED.

2) ALL TRENCH EXCAVATIONS SHALL MEET OSHA REQUIREMENTS.

3) BEDDING MATERIAL FOR PVC PIPE INSTALLATION SHALL COMPLY WITH ASTM
D—2321.
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ENGINEERING AND SPECIFICATIONS MANUAL JuLY 2018 ENGINEERING AND SPECIFICATIONS MANUAL JuLY 2018 ENGINEERING AND SPECIFICATIONS MANUAL JULY 2018 T4 c% ENGINEERING AND SPECIFICATIONS MANUAL JULY 2018
FILTER FOR_ROUND OPEN (TYPE 1) e L SILT FENCE A STORMECATCH BASIN DETAIL seer 1 o || 59ol? | TRENCH DETAIL FOR NON—PAVED AREAS |2 o
GRATE & FRAME NOT TO SCALE NOT TO SCALE TYPE "C” NOT TO SCALE e NOT TO SCALE
[ | 27 NEENAH R-1713 FRAME & LID WITH TYPE T .
J—0/ G GRATE AS INDICATED ON PLANS IMPERVIOUS COVERAGE -LOT 1 IMPERVIOUS COVERAGE -LOT 2
16" DIAMETER SDR 26 PVC PIPE A TWO (2) MAX. HDPE PLASTIC ADJUSTING Existing Lot Size: 10000.0 Existing Lot Size: 10000.0
1 ~ WINITINIIN 222V~ RINGS (8" MAX) Allowed C-Factor: 0.67 Allowed C-Factor: 0.67
I PR R TYPE "A" CATCH BASIN
L O TYPE "B" CATCH BASIN Proposed Proposed
_ < Nl ‘ Impervious Area Impervious Area
o \ -
4 " < 2 IMPERVIOUS STRUCTURES IMPERVIOUS STRUCTURES
S, - I / Jl AND HARDSCAPE (sq. ft.) AND HARDSCAPE (sq. ft.)
L ‘ < . N Russer sTRPS ; House 2650 House 2650
\ \ / _ (TYPICAL) Driveway 1150 Driveway 1000
A A 2 7777777777 7777774 - Patio & Walks 600 Patio & Walks 600
SEEDED
- » SWALE
- == CLEANOUT USE SHADED
» VARIES ) A GEE S TOTAL 4400.00 TOTAL 4250.00
NEENAL P A040—15 i’ : boe SEED MIXTURE % of Lot 44% % of Lot 43%
DRAINAGE GRATE \ /— EXISTING CRADE - )
/ n| | )
/ 0 £
j z| ()  WATER LINE C-FACTOR Proposed C-FACTOR Proposed
e === > - —=4]___DRILLED HOLE IN END CAP P Impervious Area Impervious Area
= N C e L TO ACT AS RESTRICTOR. [E IMPERVIOUS STRUCTURES IMPERVIOUS STRUCTURES
12" COVER g ‘LJ: P jL:; 5 SIZE PER PLANS AND HARDSCAPE 0.95 4400.0 AND HARDSCAPE 0.95 4250.0
e O — Clye Adjusted: 4180.0 Adjusted: 4037.5
I — b L 127 MIN. _
(%] — S =
— o I CONCRETE BASE PERVIOUS (GREENSPACE) 0.5 5600.0 PERVIOUS (GREENSPACE) 0.5 5750.0
VAAW (V N ' = 48" FOR 12"-18" DIA. PIPE =1 .. TJN CAST INTEGRAL = _— AdeStEd: 2800.0 AdeStEd: 2875.0
Kﬁff,,j A LLe T LR »"; . »"; LA & WITH LOWEST — -
DN, ® T I :
6" SOR 26 PVC PIPE R LR BARREL SECTION S TOTAL 6980.0 TOTAL 6912.5
MINIMUM — o Tew
127 SUmP - " CORE 6" HOLE FOR DRAIN PIPE ///j)\y/@&v//;&o&\//;A;lg\\}'v//x;&\y'v//;g)\\\s;m\V{;\;&v//;/ AV , \1 MAX 411 C-Factor Allowed Proposed C-Factor C-Factor Allowed Proposed C-Factor
\ 1 | suoee 0.67 0.70 0.67 0.69
oS 16” SDR 26 PVC PIPE CUT TQ CORRECT 4" MIN. SAND CUSHION —~ —2
P %g LENGTH TO PROVIDE MINIMUM COVER NOTES: 7
e _ 208 AND SUMP DIMENSIONS —_—
4” OF CA—11— 1. MANHOLES MUST CONFORM TO ASTM C-478.
\ SODDED
] 2. MANHOLE SECTIONS TO BE TONGUE AND GROOVED. SWALF REQUIRED STORM WATER DETENTION (EACH LOT)
MBS TURBED EARTH - : 3. NON-PRECAST OPENINGS SHALL BE CORED, RUBBER BOOTED AND INTERIOR MORTARED AROUND DETENTION STORAGE PROVIDED - EACH LOT
o a PIPE.*
4. USE ECCENTRIC CONE ONLY. MWRD (MOD. RATIONAL METHOD)
SECTION A-A *  SEE PIPE CONNECTION TO STRUCTURE FOR NON-PRECAST OPENINGS. BULLETIN 75 RAINFALL 100 YEAR STORM PRINSCO HYDROSTOR HS75 STORAGE CALCULATIONS
NOT TO SCALE NOT TO SCALE Project: 538 Green Bay, Glencoe Project No: HWL=670.00
NOT TO SCALE REVISIONS BONO CONSULT'NG, INC. REVISIONS BONO CONSULT'NG, INC. Date: 07.13.2022 Computed By MO
Storage/Chamber Volume
o - - 09-23-19 RC 09-23-19 RC - . ‘ ‘ Ft. cl < Ft.
PVC YARD DRAIN CONTROL STRUCTU RE CATCH BAS'N Existing Site Area 10000 SF Chamber (Cu.Ft.) No. Chambers  (Cu.Ft.)
DETAIL VV/ RESTRICTOR DETAl L SVVALE DETAI I_ Proposed Land UseType Runoff Area Area Percentage HS75 CHAMBER 46.40 10 464.0
EVSED 50 ’ Coefficient  (Sq.Ft.) (Acres) HS75 END CAP 2.75 4 11.0
Proposed Impervious 0.95 4400 0.101 44.0% _
Proposed Semi-Impenious  0.70 0 0.000 0.0% Total Chamber Storage = A750 al. &
ONAOVEN GEOTEXTILE Proposed Pervious 0.50 5600 0.129 56.0% Total Chamber Storage = 0.011 acre-ft
(WHERE REQUIRED BY ENGINEER) HYDROSTOR HS75 PAVEMENT (PER
CHAMBER ENGINEER'S DRAWINGS) . =
/ Composite Characteristic:  0.70 10000 0.230 100.0% STORAGE IN GRAVEL AROUND CHAMBER
Gravel
FINAL BACKFILL “—T | Te = 10 min. l, 3Yr=4.30in/hr Volume
INITIAL BACKFILL 12° (300 mm) | 5o rl]?]:)MIN 8 (2:44 m) MAX Allowed C-Factor = 0.67  **varies dependent on property size Bed Width (ft) Bed Length (ft) Bed Depth (ft) (Cu.Ft.) Void %
T76" (150 mm) MIN A i | Q=CiA=(0.67)(4.30)(0.230) 12 40.00 2.65 808.0 36%
I Release Rate = 0.66 From Existing Conditions Q=CIA for 3 Yr Storm
HS75
ENDCAP EMBEDMENT BACKFILL - ~
(750 mm) EXCAVATION WALL Storm Storm Rainfall Inflow Release Storage Storage e {n i il i SIS
UNDISTURBED (SLOPED OR VERTICAL Duration Duration Intensity Rate Rate Rate Required Storage in Gravel Volume = 0.007 acre-ft
solL in ours nch/Hour cre-Feet
Mi H Inch/H CFsS CFS CFS A F
FOUNDATION STONE
" NN A A A A A A NI ANV
-------- RO A ARSI I A PR A 5 0.08 12.34 1.98 0.661 1.32 0.009 TOTAL STORAGE PROVIDED
10 0.17 10.80 173 0.661 1.07 0.015
12" (300 mm) MIN " (150 mm SUITABLE SUBGRADE Chamber Storage 475.0 cu. ft.
2 00 ey 1 (1295 v e Lo 15 0.25 9.26 1.48 0.661 0.82 0.017 e Gr:i : Sl it
20 0.33 7.97 1.28 0.661 0.62 0.017 ag :
30 0.50 6.34 1.02 0.661 0.35 0.015
40 0.67 .27 0.84 0.661 0.18 0.010 Total Detention Storage Provided 765.9 cu. ft
50 0.83 452 0.72 0.661 0.06 0.004 Storage Required 746.0 cu. ft
NOTES: 60 1.00 4.03 0.65 0.661 -0.02 -0.001
1. HYDROSTOR HS75 CHAMBERS SHALL BE DESIGNED IN ACCORDANCE WITH ASTM F2787 AND SHALL 90 1.50 3.03 0.49 0.661 -0.18 -0.022
CONFORM TO THE REQUIREMENTS OF ASTM F2418. HS75 CHAMBERS SHALL BE INSTALLED IN
ACCORDANCE WITH THE MANUFACTURER'S LATEST INSTALLATION GUIDELINES. 6. INITIAL BACKFILL: SUITABLE MATERIAL SHALL BE A GRANULAR, WELL GRADED SOIL WITH 120 2.00 2.49 0.40 0.661 -0.26 -0.044
2. SUBGRADE: TRENCH BOTTOMS WITH UNSTABLE OR UNYIELDING MATERIAL SHALL BE EXCAVATED TO A ;Efos) Tﬁé@'ﬁﬁ:ﬁ’féﬂiﬁ?gLfQBsfsTé)M“ﬁ‘?EsR'ﬁ\Efs (SAEfCV‘I"I,':ﬁ\Z ’Tilsssésg;\g‘,ﬁé g%I;‘EQA& 89, 180 3.00 1.83 0.29 0.661 -0.37 -0.092 RESTRICTOR CALCULATION
DEPTH DIRECTED BY THE ENGINEER AND REPLACED WITH SUITABLE MATERIAL. FOR UNSTABLE MATERIALS, INITIAL BACKFILL SHALL EXTEND FROM TOP OF EMBEDMENT BACKFILL TO NOT LESS 240 4.00 1.48 0.24 0.661 -0.42 -0.141
GEOTEXTILE MAY BE USED TO STABILIZE THE TRENCH BOTTOM, IF DIRECTED BY THE ENGINEER. THE
DESIGN ENGINEER IS RESPONSIBLE FOR VERIFYING SUBGRADE SUITABILITY. g;%’;o;Sslgfﬁgfégsgg&)%?ggNTSF:%TOP OF THE CHAMBER. COMPACT TO A MINIMUM 300 5.00 1.25 0.20 0.661 -0.46 -0.192 Orifice Desi
) ° : rifice Design
3. GEOTEXTILE: AN AASHTO M288 CLASS 2 OR 3 NON-WOVEN GEOTEXTILE SHOULD BE USED FOR EMBEDMENT  ; civa| BACKFILL: SUITABLE MATERIALS SHALL BE ANY SOIL DIRECTED BY THE ENGINEER. 360 6.00 1.07 0.17 0.661 -0.49 -0.245
BACKFILL MATERIAL 3/4 TO 2 INCH (19 - 51 MM). GEOTEXTILE FILTER FABRIC IS PLACED AROUND THE FINAL BACKFILL SHALL EXTEND FROM TOP OF INITIAL BACKFILL TO NO MORE THAN 8 420 7.00 0.97 0.16 0.661 -0.51 -0.295 Require Q = 0.660 cfs Det. HWL = 670.00)
SYSTEM TO PREVENT NATIVE SOIL FROM MIGRATING INTO THE EMBEDMENT BACKFILL MATERIAL. TO FEET (2.44 m) ABOVE THE TOP OF THE CHAMBER. COMPACTION LEVELS SHOULD d
ENSURE FABRIC IS SUITABLE WITH IN SITU SOILS, A GEOTECHNICAL ENGINEER SHOULD BE CONSULTED. FOLLOW ENGINEERS RECOMMENDATIONS. 480 8.00 0.87 0.14 0.661 -0.52 -0.348 Cd= 0.65 Orifice Invert: 666.75
4. iﬂgﬁfﬁ;‘g#ong%i ixg_’:‘%EM'X'?;:EZ'EQ'bS";?_‘;’LfEG’;? 562 g;?;'vﬂa -V\?llgp-in[;)ls},\éARSLl:SEHDE’DCi?ﬂSgUEIBXR 8. MINIMUM COVER: FOR TRAFFIC APPLICATIONS A MINIMUM COVER OF 18 INCHES (450 mm) 540 9.00 0.79 0.13 0.661 -0.53 -0.401 Max. Hoad = 3.10 Birfiee Bont. 666.90
STONE ADDED TO THE GRADATION, e.g., WASHED, CRUSHED, ANGULAR #3 (AASHTO M43) STONE. MINIMUM 'FSLE)E"%E'ETE\’/E’EQ,?? %E{DTE)RTOHNETT%%:TSFPF%|EHPEAS/EAA/|“EA3$RFL%LHNE£3EEOM OF 600 10.00 0.72 0.12 0.661 -0.55 -0.455 , ]
R O e o o ANl o e e T oULD INSTALLATIONS WHERE RUTTING MAY OCCUR, INCREASE COVER TO 24 INCHES (600 mm). 660 11.00 0.67 0.11 0.661 -0.55 -0.508 Orifice Area: 0.0719
BE DONE IN LIFTS OF NO MORE THAN 6 INGHES (150 mm). : ADDITIONAL COVER MAY BE REQUIRED FOR CONSTRUCTION LOADS. 720 12.00 0.62 0.10 0.661 -0.56 -0.562 Calculated Max. Restrictor Discharge: 0.660 cfs
5 EMSEOMENT SACKTILL SUTABLE WATERINL SHALL DA 942 NCH 19 510m) WASKED, RUSHED. ™ GOVER HEIGHT IS MEASURED FROM THE TOP OF THE GHAVBER T0 THE TOP OF HE. 80 1800 045 007 0661 059 08
STONE ADDED TO THE GRADATION, e.g., WASHED, CRUSHED, ANGULAR #3 (AASHTO M43) STONE. PAVEMENT 1440 24.00 0.36 0.06 0.661 -0.60 -1.207 Restrictor Diameter = 3.63 inches
EMBEDMENT BACKFILL SHALL EXTEND FROM TOP OF BEDDING TO NOT LESS THAN 6" (150 mm) INCHES 10-A'-D%/:«ﬁ;\?ﬂ"c%;‘SSI7D5E(;X’;%?\IEEgRAI_RIENEngXB?N%ATCEODMF,\%NT_'f??\é,E:Eg:;gg ¥\(')'T:S HL.93
ﬁﬁﬁgi LII-'FEE ng SE &HgE%WIQAE?ﬂEELLNgO%%MZ':?B%g.IS REQUIRED BUT AN EFFORT SHOULD BE MADE TO B O R : - Required Detention Volume = 0.017  Acre-Feet
e Required Detention Volume = 746 ft’ USE 3.5" DIAMETER RESTRICTOR
THIS DETAIL DEPICTS RECOMMENDED INSTALLATION PRACTICES AND IS NOT INTENDED TO SUPERSEDE ANY NATIONAL, STATE OR LOCAL 1717 16TH ST. NE HYDROSTOR HS75 - CROSS SECTION
SPECIFICATIONS. PRINSCO BEARS NO RESPONSIBILITY FOR ANY ALTERATIONS, REVISION AND/OR DEVIATION FROM THIS STANDARD
DETAIL. PRINSCO HAS NOT PERFORMED ANY ENGINEERING OR DESIGN SERVICE FOR THIS PROJECT. THE DESIGN ENGINEER SHALL

REVIEW THESE DETAILS PRIOR TO CONSTRUCTION TO VERIFY SUITABILITY. © PRINSCO, INC.

WATER MANAGEMENT SOLUTIONS

PRI Nsco WILLMAR, MN 56201 DRAWNBY: D\ PATE 03-Aug-21 |DRAWING NUMBER:
]

WWW.prinsco.com SCALE: NTS STEET 1 OF 1 D-7-300A

DETAILS & CALCULATIONS

NEW RESIDENTIAL DEVELOPMENT
538 GREEN BAY ROAD, GLENCOE, ILLINOIS

COPYRIGHT:

THIS DRAWING SHALL NOT BE USED,
REPRODUCED, MODIFIED OR SOLD EITHER
WHOLLY OR IN PART, EXCEPT WHEN
AUTHORIZED IN WRITING BY THE ENGINEER.

PROJECT NUMBER:

START DATE:

JUNE 16, 2022

GRAPHIC SCALE

20 0

20

SCALE:

G )

1"=20'-0

SHEET NUMBER

Page 15



AutoCAD SHX Text
20

AutoCAD SHX Text
20

AutoCAD SHX Text
0

AutoCAD SHX Text
GRAPHIC SCALE

AutoCAD SHX Text
U-37

AutoCAD SHX Text
 REVISED:1-1-20

AutoCAD SHX Text
16" DIAMETER SDR 26 PVC PIPE

AutoCAD SHX Text
PVC YARD DRAIN DETAIL

AutoCAD SHX Text
MINIMUM

AutoCAD SHX Text
12" COVER

AutoCAD SHX Text
TO STORM MAIN

AutoCAD SHX Text
6" SDR 26 PVC PIPE

AutoCAD SHX Text
CORE 6" HOLE FOR DRAIN PIPE

AutoCAD SHX Text
16" SDR 26 PVC PIPE CUT TO CORRECT LENGTH TO PROVIDE MINIMUM COVER AND SUMP DIMENSIONS

AutoCAD SHX Text
MINIMUM

AutoCAD SHX Text
12" SUMP

AutoCAD SHX Text
4" OF CA-11

AutoCAD SHX Text
UNDISTURBED EARTH

AutoCAD SHX Text
EXISTING GRADE

AutoCAD SHX Text
NEENAH R-4040-15 DRAINAGE GRATE

AutoCAD SHX Text
3" MIN.

AutoCAD SHX Text
1

AutoCAD SHX Text
4

AutoCAD SHX Text
VARIES 1' - 2'

AutoCAD SHX Text
4

AutoCAD SHX Text
SEEDED  SWALE USE SHADED TOLERANT GRASS SEED MIXTURE

AutoCAD SHX Text
1

AutoCAD SHX Text
2" MIN.

AutoCAD SHX Text
SODDED  SWALE

AutoCAD SHX Text
4

AutoCAD SHX Text
1

AutoCAD SHX Text
4

AutoCAD SHX Text
1

AutoCAD SHX Text
L

AutoCAD SHX Text
C

AutoCAD SHX Text
P

AutoCAD SHX Text
12" MIN.

AutoCAD SHX Text
L

AutoCAD SHX Text
MAX 4:1 SLOPE


	538 GBR combined packet 072022.pdf
	Sheets and Views
	Plan-Layout-C-1
	Plan-Layout-C-2
	Plan-Layout-C-3





