PLANNING AND ZONING COMMISSION
FEBRUARY 10, 2026 AT 7:00 PM

VILLAGE OF

PALATINE

Est. 1866

VILLAGE HALL - COUNCIL CHAMBERS
200 E. WOOD STREET

PALATINE, IL 60067-5339

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

AGENDA
REGULAR MEETING 7:00 PM
! CALL TO ORDER
I. ROLL CALL

M. APPROVAL OF MINUTES
A. PZC Minutes 1-27-2026
Iv. PUBLIC HEARING
A. Special Use for a Unique Use at 2105, 2111, and 2115 N. Rand Road

B. Preliminary Planned Development to allow a 40-unit townhouse development for the
property at 885 W, Dundee Road and 1490 N. Quentin Road

V. PUBLIC COMMENT
VI. ADJOURNMENT
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PLANNING AND ZONING COMMISSION
JANUARY 27, 2026 AT 7:00 PM

/mm
- PALATINE VILLAGE HALL - COUNCIL CHAMBERS
NG Esuises 200 E. WOOD STREET

PALATINE, IL 60067-5339
(847) 359-9050 www.palatine.il.us

MINUTES

REGULAR MEETING 7:00 PM

1. CALL TO ORDER
Chairman Wood Called the meeting to order at 7:02PM

1. ROLL CALL
L. APPROVAL OF MINUTES

Commissioner Bettenhausen moved for approval of the minutes, Commissioner
Kolososki seconded the Motion.
Motion is approved by voice vote

A. PZC Minutes: 01-13-2026

RESULT: APPROVED

MOVER: Bettenhausen

SECONDER: Kolososki

AYES: Jan Wood, Cindy Roth Wurster, Tim Schubert, Kevin Cavanaugh, Eric
Friedman, Rodney Bettenhausen, Robert Kolososki

NAYES: None

IV. PUBLIC HEARING
A. 311 E. Northwest Highway

1. Special Use Amendment to permit the expansion of an existing Medical
Office(Physical Therapy).

SU-000236-2025 — 311 E Northwest Highway — District #6

Notice was published in the Journal & Topics on January 8t 2026 and mailed to the
owners of the surrounding properties.

Petitioner's Exhibits:

1. Special Use Application
2. Floor Plan
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Minutes January 27, 2026

3. Business Plan

4. Plat of Survey

5. 0-116-23 - 315 E Northwest Highway — SU
6. Public Notice

Background:
Staff (Mr. Auer) provides background on the request. The petitioner proposes to
expand an existing physical therapy office into a previously unoccupied tenant space.

Sworn in petitioner: Lisa Fischer, 315 E. Northwest Highway.

Ms. Fischer states that the practice is seeking additional floor space. There will be no
change to hours of operation, number of clients served, services offered, or staffing
levels.

Commissioner Roth-Wurster asks whether the hours of operation will change.

Ms. Fischer confirms there will be no change to hours, no increase in treatment
beds, and that the request is solely to add floor space.

Commissioner Friedman asks whether patients have expressed any difficulty with
parking.

Ms. Fischer states that there have been no parking issues and that there is ample
available parking.

Staff (Mr. Auer) provides additional information. Medical office uses require Special
Use approval for floor plan review in this zoning district. The expansion will not
increase employee count, client volume, or hours of operation. The adjacent space
was previously a business use, and staff finds no negative impact on parking.

Staff Recommendation:

Medical office uses are permitted in the subject zoning district following Special Use
review. The submitted business plan has indicated that the expansion will not
increase the level of staffing, clients, or hours of operation. Therefore, Staff
recommends approval of the proposed Special Use amendment, subject to the
following conditions: 1. The Special Use shall substantially conform to the Business
Plan and Floor Plan submitted by the Petitioner, except as such plans may be
changed to conform to Village of Palatine Codes and Ordinances.

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

Commissioner Cavanaugh Made a motion to approve subject staff’s
conditions; seconded by Commissioner Roth-Wurster

DISCUSSION:

Commissioner Kolososki states that, particularly with the baby boomer population,
there is a clear need for additional physical therapy services.

Commissioner Roth-Wurster notes that the petitioner is returning for an expansion of
an existing business, is pleased the practice is doing well, and states that the request
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Minutes January 27, 2026

meets the standards.

Commissioner Friedman comments that the request is straightforward, that the
intensity of the use does not change from the prior approval, and that the expansion
is reasonable.

Chairman Wood notes that she has operated a business in the same plaza for over
25 years and has not experienced parking issues. She states it is good to see a
successful business expanding, providing more space for equipment, and that there
is ample parking on that side of the plaza. She concludes that the request meets the
standards, with no negative impact on health, safety, or welfare. Standards are met.

Chairman Wood summarized that this request has met the standards and was
unanimously approved by a vote of 7-0. This item will tentatively go to Village Council

on Monday February Qm, 2026

RESULT: APPROVED

MOVER: Cavanaugh

SECONDER: Roth-Wurster

AYES: Jan Wood, Cindy Roth Wurster, Tim Schubert, Kevin Cavanaugh, Eric
Friedman, Rodney Bettenhausen, Robert Kolososki

NAYES: None

B. 158 N. Maple Street

1. Variation for a fence to be set back 3 feet from a side lot line abutting a street
abutting a side yard, instead of the minimum required 5-foot setback.

2. Variation not to install landscaping material between the fence and the lot line
abutting a public street.

VAR-000234-2025 — 158 N Maple St — District #6

Notice was published in the Journal & Topics on January 8th, 2026 and mailed to the
owners of the surrounding properties.

Petitioner's Exhibits:

Variation Application

Proof of Ownership

Spot Survey

Site Plan and Fence Elevation
Petitioner Narrative & Landscaping Plan
0-088-24 — 152 N maple — SU

Letter of Opposition

Public Notice

Statement of Hardship

ROLG0 N EINT dbdha o
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10. Letters of Support

Background:

Staff (Mr. Auer) provides background on the request. The petitioner is requesting a
variation to allow a 6-foot-tall fence in a side yard abutting a street. Mr. Auer explains
that the original plans did not include landscaping. Landscaping has since been
added to the proposal, and therefore a variation for landscaping is no longer required.
However, the landscaping variation remains listed on the staff report because it was
included in the public notice. Landscaping will not be part of the Commission’s vote.

Sworn in petitioner: Christopher Thomas, owner, 158 N. Maple Street.

Mr. Thomas states that he is requesting common-sense recognition of the unique
conditions of his lot. He explains that the sidewalk is set behind the curb and that,
combined with required setbacks, results in a 20-foot setback from the street. This
creates a significant hardship, as approximately 1,000 square feet of usable yard
space cannot be effectively used. He conducted an audit of the block and found that
eight homes have fences, four of which are 6-foot privacy fences. He states this is
consistent with surrounding single-family homes. He notes that his home is directly
impacted by headlights from multi-family housing across the street, with vehicle
headlights shining directly into his patio and living areas. A 6-foot privacy fence would
mitigate this issue. He adds that the proposed landscaping meets a high standard
and respectfully requests approval based on the facts presented. Mr. Thomas
presents photographs showing headlights from the adjacent multi-family development
shining into the rear windows of his home.

Commissioner Friedman asks where the photos were taken and where Mr. Thomas
was located within the house.

Mr. Thomas states the photos were taken while he was seated at the dining room
table, noting that both the dining and living rooms are directly impacted.

Chairman Wood expresses some confusion regarding the request and asks why the
additional two feet of relief is necessary, stating that approval would be more
straightforward if the relief were reduced.

Mr. Auer explains that a 6-foot fence with a 5-foot setback (including landscaping) —
is permitted without council approval.

Chairman Wood comments that it seems like a significant amount of work for a two-
foot difference and asks why it is so important.

Mr. Thomas explains that the backyard is narrow, includes a patio, and that the
difference between four feet and six feet of usable space would make a meaningful
difference for his children.

Commissioner Cavanaugh raises concerns about the proposed vegetation, noting
that a tree shown in the parkway could potentially obstruct sight lines near Maple
Avenue and worsen visibility. He asks whether the tree is necessary.

Mr. Thomas responds that the parkway tree would be a Village-planted tree and that
the specific species and placement would be determined by Public Works.

Mr. Auer confirms that the tree would be outside the scope of this request.
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Commissioner Cavanaugh reiterates concerns about sight lines to the east.

Mr. Auer notes that Public Works and Engineering have established standards for
tree placement.

Commissioner Kolososki states that a solid fence would help block intrusive
headlights from the condos and townhomes and believes a privacy fence is
appropriate. He encourages the petitioner to pursue the additional two feet and
comments that the yard would be beneficial for the family.

Chairman Wood discusses the headlight issue and suggests that window treatments
such as blinds or curtains could potentially address the concern.

Mr. Thomas states that he researched traffic volumes from the adjacent
condominium driveway and found approximately 10-14 vehicles per hour during
peak periods. He describes the traffic and headlights as intrusive. He explains that
the family initially considered an open fence but changed course due to traffic volume
and intrusiveness. He notes that they have been working with the Village on this
request for some time. He also states that the street experiences heavy commuter
traffic related to nearby train access during morning and evening hours, with vehicles
speeding to catch trains, creating additional safety concerns.

Chairman Wood asks about the neighboring property to the west and whether the
fence would affect sight lines.

Mr. Thomas states that the neighboring property does not have a fence but has
arborvitae planted to address ingress and egress concerns and to screen views
along the sidewalk.

Commissioner Schubert asks about snow removal and how it is currently handled
and how it would be handled with the fence in place.

Mr. Thomas states he is not certain how plowing would change but assumes snow
would be pushed toward the sidewalk.

Sworn-in Petitioner: Stephanie Thomas, 158 N. Maple Street.

Ms. Thomas states that when they previously lived at 227 Wood Street, the
condominium development piled snow onto what was then a vacant lot for several
years and that this practice has since stopped.

Commissioner Schubert asks whether snow is shoveled toward the street or into the
yard.

Ms. Thomas states that snow is shoveled into the yard.

Mr. Thomas agrees and adds that the children enjoy having more snow in the yard.
Commissioner Bettenhausen asks whether the petitioner would consider alternatives
to a 6-foot privacy fence, such as a patio screen, a shorter fence, or a picket fence.

Mr. Thomas states that traffic, headlights, security, and privacy are all factors and
that a 6-foot privacy fence best addresses those concerns.

Commissioner Bettenhausen suggests that a 5-foot board-on-board fence might be
sufficient.

Mr. Thomas responds that pedestrian sight lines are typically around five feet and
notes significant foot traffic from non-neighborhood residents due to the nearby train
depot.

Commissioner Kolososki asks whether the petitioner has dogs.

Mr. Thomas confirms that he has two dogs.

Mr. Chairman Wood references photos submitted by the petitioner showing fences on
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nearby properties, noting a mix of privacy and picket fencing.

Mr. Thomas states that the photographs represent properties within a one-block
radius of his home.

Chairman Wood asks whether there are privacy fences on corner lots in the area.
Mr. Thomas states that there are corner lots with fencing, including 2-foot and 6-foot
fences at the rear.

Mr. Auer provides additional information regarding fencing regulations, setback
requirements, and code standards, and reviews corner-yard fence height limitations.
for staff to determine that the fence will align with the character of the locality - staff
evaluated fences in the nearby area. Staff observed that the majority of fences in
corner lots are open-style fences and are below 6 feet in height. Ultimately, the
proposed 6-foot-tall solid fence does not align with general character of the
surrounding area.

Commissioner Cavanaugh asks whether there are Village standards regarding fence-
to-fence connections, noting a neighboring 4-foot picket fence and asking whether a
gap would be required.

Mr. Auer states he cannot answer definitively at this time and that it would require
further review.

Ms. Thomas states that their property is one of only two single-family homes along
Wood Street and that their lot is uniquely impacted by multi-family development
entrances and headlights. She notes that ordinance provisions were intended to
address headlight impacts.

Chairman Wood asks Staff whether a combination of a shorter fence height with a
different setback would be more acceptable.

Mr. Auer states that Staff does not support the current application due to
inconsistency with surrounding fencing but would reevaluate if the proposal were
revised.

Staff Recommendation:

The petitioner is proposing to construct a 6-foot fence set back 3 feet from a side lot
line abutting a street abutting a side yard. While Staff acknowledges that there are
varying uses in the nearby area (e.g.single-family residential home bounded on two
sides by multi-family developments), the proposed 6-foot height and solid fencing
elevation are dissimilar from some of the established fencing elements in the

area. The proposed fence does not share qualities with corner yard fences in the
surrounding area and does not satisfy the minimum standards for a variation.
Therefore, Staff recommends denial of the requested Special Use. If the proposed
height and fencing elevation opacity were revised after the Commission hearing -
Staff would reevaluate its recommendation and present to the respective authority. If
the Planning and Zoning Commission recommends approval, Staff recommends the
following conditions:

1. The Special Use shall substantially conform to the Site Plan and Elevations
submitted by Chris Thomas, petitioner, except as such plans may be changed to
conform to the Village’s Codes and Ordinances.

2. A final landscaping plan shall be submitted in a manner acceptable to the Director
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of Planning & Zoning.

Commissioner Friedman asks whether any action is required regarding landscaping.
Mr. Auer states that the motion before the Commission pertains only to the fence
variation to allow a 3-foot setback instead of the required 5-foot setback.
Commissioner Cavanaugh asks about the process if a 5-foot fence were proposed
instead.

Mr. Auer states that it would require reevaluation and further review by the
appropriate authority.

Mr. Thomas asks whether the fence ordinance accounts for unique parkway
conditions.

Mr. Auer states that parkways are not included in setback calculations as parkways
are outside of property boundaries.

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

Commissioner Cavanaugh Made a motion to approve subject staff’s
conditions; seconded by Commissioner Kolososki

DISCUSSION:

Commissioner Schubert states that traffic related to train commuters is a safety
concern and that headlights are intrusive. He finds the additional two feet and
proposed landscaping reasonable and supports the request.

Commissioner Kolososki supports the request, citing the property’s adjacency to
multi-family uses, traffic volume, safety, and privacy concerns, and notes the
petitioner's dedication to improving their home.

Commissioner Roth-Wurster states she struggles with fence requests generally,
particularly on corner lots where safety considerations apply. She notes that the
home previously received setback relief during construction and expresses concern
that the request could alter neighborhood character. While acknowledging the unique
circumstances, she does not feel sufficient justification has been provided and does
not support the request.

Commissioner Friedman notes the unique location adjacent to multi-family housing
and a high-volume driveway, stating that the conditions limit enjoyment of the yard.
He believes the proposed fence with a 3-foot setback would be an improvement over
existing conditions and supports the request.

Chairman Wood discusses neighborhood character, noting that most nearby fences
are picket-style. She finds a 6-foot solid fence visually impactful and would be more
comfortable with an open-style fence. She acknowledges the petitioner’s efforts and
the uniqueness of the site but remains conflicted.

Commissioner Roth-Wurster notes that in other cases, fencing with differing heights
at each side of the lot has been used to address similar concerns.

Commissioner Bettenhausen states that a 6-foot solid fence appears harsh
compared to surrounding examples and suggests a 5-foot board-on-board fence with
landscaping as a more appropriate solution.
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January 27, 2026

Minutes

Chairman Wood summarized that this request has met the standards and was
approved by a vote of 4-3. This item will tentatively go to Village Council on
Monday, February 9", 2026.

RESULT: APPROVED

MOVER: Cavanaugh

SECONDER: Kolososki

AYES: Jan Wood, Tim Schubert, Eric Friedman, Robert Kolososki

NAYES: Cindy Roth Wurster, Kevin Cavanaugh, Rodney Bettenhausen

V. PUBLIC COMMENT

No one came forward

VI ADJOURNMENT

RESULT: MOTION APPROVED BY VOICE
|IMOVER: Schubert

SECONDER: Cavanaugh

AYES: None

NAYES: None

MEETING ADJOURNED AT 8:15PM
SUBMITTED BY:

Annette Schwab
Customer Service
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IV.A
Special Use for a Unique Use at 2105, 2111, and 21

STAFF REPORT:

TO: Palatine Planning and Zoning Commission
Jan Wood, Chair

FROM: Ben Vyverberg

PETITIONER: Kurt Kassulat - Northwest Trucks, INC. (Northwest Trucks)
PLAN NUMBER: SU-000238-2026

BACKGROUND:

The Subject Property is zoned B-5 and was annexed into the Village in 1994. It
consists of 3 separate lots, with the building and parking lot being confined to the 2 lots
fronting on Rand Road. Historically, this property operated as a used auto dealership
prior to its annexation and Top Notch auto obtained a Special Use for used auto sales
and repair in 1994, after a period of vacancy on the property. The 3.64-acre property
has functioned as a used auto and repair dealer consistently since annexation and was
most recently transferred to the last recent user in 2021. Northwest Trucks has also
operated on N. Rand Road (across the street from the Subject Property), since
annexation into the Village in 1989. Northwest Trucks and the Village entered into an
annexation agreement in 1988, prior to receiving the initial special use to allow for
truck, trailer, and parts' sales, in addition to truck repair of said trucks. The Petitioner
expanded the original use to 2200 N. Rand Road in 2021. The Petitioner indicates that
the business is operating at 110% capacity and has a contract to purchase the Subject
Property and is therefore requesting the following:

Special use for a Unique Use to allow for truck, trailer, and parts' sales for the
property at 2105, 2111, and 2115 N. Rand Road

KEY ISSUES:

e The Subject Property is zoned B-5 - Highway Business District, which is the
zoning district specific to and only eligible for properties along the Rand Road
corridor that are able to maintain this zoning classification. Additionally, the
legislative intent for uses in the B-5 district is as follows: The purpose of the B-
5 Highway Business District is to provide for intensive retail or wholesale
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sales, with appeal on a regional basis.

¢ In addition to the proposed use, this section of Rand Road has historically
functioned as an area for car and vehicle sales. With Arlington Toyota on one
corner, the previous used auto sales and repair on the Subject Property,
Northwest Trucks operating on the south side of Rand Road, and KD motorsport
used auto sales operating diagonally across Hicks Road:
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e Northwest Trucks operates a full-service truck dealership, including parts sales,
service sales, and new and used truck sales for Class 6, 7, and 8 commercial
and municipal sales at their main buildings at 2120 and 2200 N. Rand Road.
The main location also allows for repair activities through both the initial
buildings and subsequent additions, and expansions.

¢ For this location, the site and existing building would not accommodate truck
repair activities and therefore, the proposed use of the building and parking lot is
as follows:

o Overflow sales vehicles would be parked in the parking lot (cabs only -
25-50);

o Employee parking spaces: 10-12 passenger vehicles;

o 2-3 storage trailers; and

o Overflow parts storage and sales within the existing buildings.
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e The business plan further indicates that the offices will be open from 7 AM to 5
PM Monday-Friday and 9 AM - 12 PM on Saturday. The parts and service hours
for the existing use are from 7 AM - 12 AM Monday - Friday and 7 AM- 4 PM on
Saturday and Sunday.

e The Subject property maintains existing access on Rand Road and Hicks Road.

The proposed special use and site plan would maintain the existing access,
parking lot and the surrounding trees and landscaping on the northern and
western sides of the lots. The business plan indicates that there are existing
portions of the parking lot and areas which have fallen into disrepair would be
further maintained as part of the occupancy. Staff notes that any pavement or
access repair in the Hicks Road or Rand Road right of way will require IDOT
approval. Any other repair would be subject to a building permit and Vlllage
review.

e There is one existing freestanding sign on the subject property, which the
Petition could amend to change the business name, in addition to any allowable
building signage. Any proposed signage would be subject to the B-5 zoning
distinct requirements.

[ ]

STANDARDS FOR SPECIAL USE: Since this Petition is not for a use publicly
operated or traditionally affected with the public interest, those standards under Section
14.05 D (2) and (3) are applicable. Specifically, the Petitioners must show that the
Special Use, if granted, is so designed, located, and proposed to be operated that the
public health, safety, and welfare will be protected and will not cause substantial injury
to the value of other property in the neighborhood in which it is located. The Petitioners
have attempted to address the required standards.

The petitioner is requesting to construct a Special Use for a unique use to
accommodate the further expansion of the existing busienss. the petition and proposed
plans will produce a negative impact upon the value of the surrounding area.
Furthermore, the proposal meets the standards of the remaining standards of the R-2
zoning district.

Therefore, Staff recommends approval of the proposed Special use, subject to the
following conditions:

1. The Special Use shall substantially conform to the site plan attached hereto
and the business plan, dated January 9, 2026, except as such may be changed to
conform with Vlllage Codes and Ordinances.

2. The final fencing, screening plan, or landscaping plan shall be submitted in a
manner acceptable to the Director of Planning and Zoning.

3. The final vehicle parking and layout plan shall be submitted in a manner
acceptable to the Director of Planning and Zoning.
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ATTACHMENTS:

Aerial Map

Site plan update 01092026
Business Plan 2111-2115_update
Special Use application

Public Notice

arLON=
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GISConsortiurm 2105, 2111, and 2115 N. Rand Road

Legend

Print Date: 1/30/2026

Disclaimer: The GIS Consortium and MGP Inc. are not liable for any use, misuse, modification or disclosure of any map provided under applicable law. This map is for general information purposes only. Although the information is believed to be generally accurate, errors may
exist and the user should independently confirm for accuracy. The map does not constitute a regulatory determination and is not a base for engineering design. A Registered Land Surveyor should be consulted to determine precise location boundaries on the ground.

Notes
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B
NORTHWEST ’9 IF
e INSW

2120 Rand Road e Palatine, IL 60074
847-991-0900 e FAX 847-991-9768

CAT

DETROIT DIESEL

@ N

January 9, 2026
Re: Business Plan

Proposed Property: 2105 N. Rand Road, 2111 N. Rand Road and 2115 N. Rand Road, Palatine, IL

Northwest Trucks, Inc. (NWT) is located at 2120 Rand Rd., Palatine, IL. 60074, corner of Rand Rd.

and Hicks Rd. We operate a full-service truck dealership which includes parts sales, service sales and
new/used truck sales for class 6, 7 and 8 commercial and municipal trucks. The facility was built in

1984 with an addition added in 1992 to help with continued growth in our business. NWT employs

about 70 parts and service personnel, with parts and service sales roughly $21,000,000 annually.

We sell between 600 and 800 tucks annually with truck sales around $120,000,000 annually. Our customer
base for all services includes several companies and municipalities throughout the Chicagoland area.

Our offices are open from 7:00AM — 5:00PM Monday thru Friday and 9:00AM — 12:00PM Saturday with
parts and service hours 7:00AM — Midnight Monday thru Friday and 7:00AM — 4:00PM Saturday and Sunday.

NWT currently is operating at maximum capacity for our current facility in respect to our parts storage
and counter sales areas. We have no more office space to add sales personnel workstations and currently
have no conference room areas. This is even after our expansion with the property at 2200 N. Rand Rd.
We are currently busting at the seams for our operation and are operating at about 110% utilization

of our current facilities. Our plan to purchase the property adjacent to us at 2105 N. Rand Road,

2111 N. Rand Road and 2115 N. Rand Road, Palatine, IL would benefit us the community and would

utilize a currently underutilized and none performing property in Palatine. This addition

to our current operation would allow us to expand our operation in the following manner:

We anticipate parking maybe 2-3 storage trailers on the property towards the back, behind the building. If that
possess an issue we don’t need to park any trailers there. For the truck/tractors we would park at any

given time between 25 and 50 trucks (cabs only) there and maybe 10-12 passenger vehicles.

Passenger vehicles would be parked in front of the larger building numbered 2111 Rand Rd. and the trucks
would be mostly parked on the NW side of that same building.

7

Kurt R. Kassulat,
President
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Background Information

PETITIONER(S) Business Name (if applicable)

Kurt Kassulat Northwest Trucks, Inc.
Subject Property Address

2105, 2111, & 2115 N. Rand Rd., Palatine, IL 60074

AUTHORIZED AGENT (if applicable) Business Name (if applicable)
Address City/State/Zip Code
Telephone Fax Email

Relationship to Petitioner (contractor, architect, etc.)

TYPE OF APPLICATION (check one)
o Special Use o Special Use Amendment o Variation

Existing Zoning District Existing Land Use Proposed Land Use

B-5 Highway Business |B-5 Highway Business |B-5 Highway Business

Generally describe your request:

Request to amend current authorization special use of the property located at 2120 Rand Rd., to also

include the property located at 2105, 2111, & 2115 N. Rand Rd., Palatine, IL 60074

for the purpose of storing and selling of truck parts and trucks.
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PALATINE

SPECIAL USE

Required Materials
o Filing Fee of $

Additional Materials (as required by the Village)
o Elevation Plan (front, side, and rear elevations of

a proposed building). and/or Floor Plan
(propo.odnlenorlayod)—ono‘l‘hd?copyof
h plan, electro versions preferred
uEmmM(MMMQM
conditions, topography, storm water
management. tree preservation, utility
connections, detention calculations, and a cost
m)

0 Photographs (e.g. ground-level or aerials)

o Other materials as deemed necessary by the
Village

© Application Form

o Plat of Survey (must show all current
improvements and be sealed by an lllinois
certified surveyor)

o Site Plan & Floor plan (dimension, location,
and setbacks of all existing and proposed
buildings) — one 11x17 copy each,
electronic version preferred

0 Real Estate Interest Disclosure Form (see
attached)

o Proof of Ownership or Lease (e.g. Title
Insurance Policy, Deed, or Purchase Contract)

o Business Plan (if applicable; including, but not

limited to nature of business, hours of operation,
number of employees, and menu)

Petitioner Justification

The Petitioner is required to present specific evidence related to each of the following standards to justify
the request (paraphrased from Section 14.05 of the Palatine Zoning Ordinance). Answer the items below
and attach a separate sheet if necessary. If you are applying for a Variation only, you do not need to
answer these items.

1 The use is deemed necessary for the public convenience at that location
This would allow addition ability 10 provide more variety of sarvices and increased supply of parts to the surrounding communities

2 The use is designed, located. and proposed to be operated that the public heailth,
safety and welfare will be protected

This peoperty has bean usad in the past as a dealership in Ihe past and here woukl De NO change Mal woud cause any Nnegatve salety or healn
but help surrounding property values.

3. The use will not cause substantial injury to neardby property values

Property is currently a declining business. so full utikization with proper maintenance and upkeep 10 the property would do nothing
but help surrounding property values.

4. With mspoct to live entertainment uses, the use shall not:
noise levels so great as to constitute an unreasonable interference
Ior persons outside the confines of the establishment
Impose undue health, sanitation or safety burdens on the village
Create excessive demands on the Village of Palatine Police Department
Be of a nature otherwise prohibited by law or village ordinance
5.  For fence standards, see Section 14.05 of the Palatine Zoning Ordinance

apo

Page4of 9
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PUBLIC NOTICE

A Public Hearing will be held before the Village of Palatine Planning and Zoning
Commission on Tuesday, February 10, 2026 at 7 PM, in the Village Council Chambers in
Palatine Village Hall, 200 E. Wood Street, relative to a request for the following:

Special Use for a Unique Use

The Subject Property is located the corner of Rand Road and Hicks Road, consists of 3
separate lots, and is commonly known as 2105, 2111, and 2115 N. Rand Road

The Petitioner is requesting a Special Use for a unique use to allow truck, trailer, and parts
sales, at the Subject Property. This proposal is an expansion of Northwest Trucks, Inc.
from its current location at 2120 and 2200 N. Rand Road. The business plan and site plan
indicate that the Petitioner would initially utilize the existing parking lot and buildings for
vehicle/truck/trailer parking and employee offices, parts supply storage, and meeting
rooms.

The above petition has been filed by Kurt Kassulat, Northwest Trucks, Inc., contract
purchaser, and is available for examination in the office of the Village Clerk, 200 E. Wood
Street.
FILE #: SU-000238-2026 VILLAGE OF PALATINE

Jan Wood, Chair

Palatine Planning and Zoning Commission

DATED: This 22" day of January 2026
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CERTIFICATE OF PUBLICATION

DES PLAINES JOURNAL, INC., a corporation organized and existing under and by virtue of the laws of the
State of llinois, does hereby CERTIFY that it is the publisher of the:

Journal & Topics Newspapers
AKA Des Plaines Journal, Inc.
622 Graceland Ave.

Des Plaines, IL 60016-4556

and that said newspaper(s) is a secular newspaper of general circulation and has been published weekly in
the

(Village) (Town) (City) (Township) of PARTNE 2/ 57 207 [ oo A Kanl Rt

® 0.0

County of ooy

and State of lliinois, continuously for more than one year prior to date of the first publication of the notice
attached hereto, and that said newspaper(s) complies with the requirements of Paragraphs 5 and 10, Chapter
100, of the Illinois Revised Statutes.

Further, that the notice, of which the attached is a true copy, was published ONE
newspaper(s), namely once each week for __ONE

___ONE timesinthe said
successive week(s) and that the first publication

of said notice was made on the 22ND day of _JANUARY ,AD. 2028 ., and the
last publication thereof was made on the 2210 day of JANUARY ,A.D. 2026 .
gg‘{&wvm:mwﬁ@ﬁ;ffq AT RIS ,-:,,-,_m,,a.., BRI
- Your Legal appeared in ¢ gﬁ" éﬁ%@%ﬁéi’ ;
the following Journal & Topics § Notary Public, State Of Winols

Newspapers
(Des Plaines Journal, Inc.)

[ ] Des Plaines Journal

[C] Elk Grove Village Journal
[CI Mt. Prospect Journal

[] Niles Journal

[] Park Ridge-Golf Mill Journal
[[] Prospect Heights Journal
[[] Rosemont Journal

[] Arlington Heights Topics
[] Buffalo Grove Topics
Palatine Topics '

[] Rolling Meadows Topics
[] Wheeling Topics

[ Suburban Journal

[] Northwest Journal
[] Glenview Journal

$ Commission No. 532167
b4 My Commission Expires August 06, 2029 @

SO R ST <O

S—

Yhar,, (. el

IN WITNESS WHEREOF, THE DES PLAINES JOURNAL,
INC., has caused this certificate to be signed and its corporate
seal affixed hereto at Des Plaines, Hlinois this 22ND

day of JANUARY A.D., 2026 .

By 728 L) aan 7

President
Title of Corporate Officer

County of Cook
State of lllinois

Subscribed and sworn 1o before me this 22N day of
IANAURY AD. 202 .

My commission expires the 6TH
AUGUST AD 20 29 .

day of
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IV.B
Preliminary Planned Development to allow a 40-unit

STAFF REPORT:

TO: Palatine Planning and Zoning Commission
Jan Wood, Chair

FROM: Ben Vyverberg — Director of Planning and Zoning
PETITIONER: David Schwatrz - Cornersite

PLAN NUMBER: PPD-0000014-2025

BACKGROUND:

The Subject Property, approximately 4.8 acres, is presently located in unincorporated
Cook County and the developer (contract purchaser) has applied for preliminary
planned development review to allow for a 40-unit rental townhouse development (8.26
units/acre). Historically, the property functioned as a gas station and car wash for many
years, until the gas station improvements were demolished, and the site cleared for
ultimate redevelopment purposes.

The Subdivision directly south of the Subject Property — Lakeside Estates is located in
the Village. Additionally, excepting the property directly west, the adjacent subdivision
along W. Aspen Court (Lakewood's Aspen Woods Resubdivision) is also incorporated,
with both subdivisions following the R-2 zoning standards. Deer Grove- West, part of
the Cook County Forest Preserve, is located directly across W. Dundee Road from the
Subject Property.

As part of the Preliminary Planned Development application, the property owners
concurrently submitted an annexation application. That application would not be acted

upon by the Village Council until the final planned development and related zoning
petitions are reviewed by the Village Council in the future.

Therefore, the Petitioner is requesting:
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Preliminary Planned Development Approval to allow 40 townhouse units at the
Subject Property

KEY ISSUES:

e The Subject Property is presently located in unincorporated Cook County and
maintains a C-3 — General Service District zoning destination. Per the Cook
County Code, the C-3 district is intended for more intensive service and small
business uses compared to other preceding commercial districts. The C-3
district uses are typically located at intersections along major thoroughfares:

+ r 4 3
v ‘ 02-09-203-008

¥

ol
%

i
}
: :
;'4
!

7
st A N ¥

e The C-3 district permits such uses as grocery stores, restaurants, gas stations,
movie theaters, professional offices, and community center buildings.

ARCHITECTURE and DESIGN:

e The Petitioner is proposing a 40-unit rental townhouse development, with access
provided along W. Dundee Road (right-in/right-out) and Quentin Road (full-
access). The overall proposed density is 8.26 units/acres. The 40 units are
divided between 10 buildings, with the 8 periphery buildings being 2-stories and
the 2 center buildings being 3-stories. All units feature 2-car garages and
driveway apron parking for 2-cars. There are also 16 parking spaces located
throughout the development area for a total of 176 spaces. The overall parking
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ratio is 4.4 spaces/unit.

e The front yard setbacks along W. Dundee Road and N. Quentin Road range

from 30-39 feet.

e Within the units, there are four different units types — A-D. 16 units are model
A; 12 units are model B; 8 units are model C; and 4 units are model D:

Model Type Square footage # of Stories
A 2,429 2
B 2,206 2
C 2,296 3
D 2,255 3

Bedroom/bathroom
3/2.5
3/2.5
3/2.5
3/2.5

e The contemplated building materials include facebrick. James Hardie board, lap
siding, vinyl windows, and architectural shingles. In addition to the differing unit
models, the 10 buildings are a mixture of 3-unit and 4-unit buildings, with the
central interior buildings being 5-units. The development narrative indicates

anticipated initial rental rates from $3900-$4500/month.

e The units also provide at-grade patios for the 2-story homes and balconies and
patios for the 3-story homes within the center of the site. There is also a
transitioning sidewalk connecting the 3-story buildings and sidewalks would be
extended along both the W. Dundee Road and Quentin Road frontages.

e The developer has completed similar rental townhouse developments in
Highland Park, Northbrook, and Mount Prospect, as further identified below:

Highland Park - www.425bloom.com

Northbrook - www.pointedrive.com

Mount Prospect - www.lionsparkrow.com

¢ In addition to the curb cuts along W. Dundee Road and N. Quentin Road, a 28-
foot wide private drive transitions through the property, with a termination point in
the northeast corner of the site, with a 5-foot inset to allow for backing
maneuvers for the adjacent driveways. At the southwest corner of the site, there
is also a 5-foot turnaround area for the adjacent driveways. This area is also
noted as a potential expansion connection for the property directly west of the
Subject Property. Staff notes that this property is not part of the proposed
development and is under separate private ownership, but Staff recommended
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the inclusion of this potential access point to provide, as an alternative to the
ultimate redevelopment of that property. That property also maintains a C-3
zoning designation in Cook County.

Village of Palatine 2025 Comprehensive Plan - Future Land Use map & legend
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e The current comprehensive plan envisions an attached single-family
development for this property. At 8.26 units/acre, the proposed development is
within the typical density levels for similar developments within the Village.
Additionally, in 2001, the Village Council adopted a sub-area plan for this
property, which indicated that attached single-family uses were appropriate for
the site and also envisioned the gas station/car wash remaining. That plan also
recommended 40-foot setbacks for those homes abutting single-family
residential subdivisions in Palatine and lower-profile building heights in these
areas. The proposed plans provide 40-foot setbacks on the southern and
western sides and are 2-stories in height for these areas.

ENGINEERING

e The Subject Property grades north to south, with an approximately 9-foot grade
differential across its 481-foot expanse. The previous gas station and car wash
maintained 4 curb cut access points onto Quentin and Dundee Roads. For the
proposed development, the W. Dundee Road access will be right-in/right-out,
with a full-access planned in the southeast corner of the property on N. Quentin
Road. There is a mountable median in this section of Quentin Road, which will
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allow vehicles exiting to turn left and head north on Quentin Road and access to
travel west on Dundee Road.

¢ Village utilities exist in the area and the proposed engineering plans would
connect therein. Village water would be connected and looped from the existing
water lines on the south side of W. Dundee Road and the east side of N.
Quentin Road. The sanitary line would extend and connect to the existing
sanitary sewer on the west side of Quentin Road.

e The stormwater management for the site would generally maintain the existing
grades and collect all the stormwater throughout the site. This would be
accomplished through a series of storm manholes and catch basins to transition
the stormwater into the stormwater basin/pond in the southeast corner of the
site. The pond would be constructed with retaining walls and would maintain a
bottom elevation of 778.5 and a high waterline of 785. The Village Engineer has
reviewed and conditionally accepted the preliminary engineering plans.

e The preliminary landscaping and screening plan includes a privacy fence along
the southern and western sides of the property, in addition to
evergreen/deciduous trees and privacy plantings upon a landscaped berm along
the frontages of W. Dundee and N. Quentin Roads. Plantings are planned
throughout the site, with foundational planting, with additional trees/shrubs
throughout the site.

e Two existing billboards are present on the property at the northwest and
southeast corners of the site. Per Code, off-site signage is not permitted within
the Village. The existing southeast billboard has an expiring lease in a year and
would be terminated and removed upon the Petitioner's closing on the property.
The northwest billboard and LED sign has 12-years remaining on the lease.
The Petitioner confirms the intention to remove the billboard as soon as is
possible.

STANDARDS FOR A PLANNED DEVELOPMENT:

(a) Standards for all planned developments. All planned developments shall
comply with the following general standards.

(1) The planned development shall be designed, located and proposed to be
operated so that the public health, safety and welfare will be protected.

(2) The planned development shall not cause substantial injury to the value
of other property in the area in which it is located.

(3) The establishment of the planned development shall not impede the
normal and orderly development and improvement of surrounding property.

(4) Adequate utilities, access roads, drainage and/or other necessary
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facilities have been or are being provided.

(5) Adequate measures have been or will be taken to provide ingress and
egress so designed as to minimize traffic congestion in the public streets.

STAFF RECOMMENDATION:

The Subject Property is located in unincorporated Cook County and functioned as a
gas station and car wash for many years therein, until its ultimate demolition and
preparation for redevelopment. Over the last 25 years, the Village has adopted
Comprehensive Plans recommending that attached single-family residential uses are
appropriate for the Subject Property. The proposed plan complies with many of the
previously contemplated requirements and also provides a potential access point for
the future redevelopment of the unincorporated property directly west of the Subject
Property. Staff is also recommending that final architectural plans and elevations are
submitted in a manner acceptable to the Village to ensure that the final plans do not
ultimately create a wall effect along Dundee and Quentin or within the site. As
previously noted, the engineering plans were conditionally approved by the Village
Engineer. Therefore, Staff recommends approval of the Preliminary Planned
Development, subject to the following conditions:

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

2. A Public Improvement letter of credit shall be submitted in a manner
acceptable to the Village Engineer and a Planned Development letter of credit
shall be submitted in a manner acceptable to the Director of Planning and
Zoning. A separate letter of credit shall be submitted in a manner acceptable to
the Village Attorney and Director of Planning and Zoning to ensure the ultimate
removal of the billboard in the northwest corner of the property. The
construction schedule and timing of construction for the 3-unit building in the
northwest corner of the property shall be determined in a manner acceptable to
the Village of Palatine and in conderation of the adjacent existing billboard on the
property.

3. Review fees in the amount of 1.5% of the total project improvement costs (as
defined in the Village Code) shall be submitted in a manner acceptable to the
Village Engineer.

5. The preliminary and final plat of consolidation (subdivision) shall be
submitted in a manner acceptable to the Vlllage Engineer and Director of Planing
and Zoning and Village Engineer. The plat should include all necessary
easements and any required maintenance language, in a manner acceptable to
the Village Engineer.
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6. Recording fees in the amount of $600 shall be submitted.

7. A construction management plan indicating the proposed material delivery
routes and contractor parking areas, shall be submitted to the Village Engineer
and Director of Planning and Zoning.

8. All required extra agency (e.g. IDOT, CCHD, MWRD) permits shall be
submitted in a manner acceptable to the Village Engineer.

9. The final architecture and elevation plans shall be revised and submitted in a
manner acceptable to the Village.

10. The final landscaping/screening plan shall be submitted in a manner
acceptable to the Director of Planning and Zoning. This would include the final
proposed fencing plan and elevation for the proposed fencing plan on the
southern and western sides of the property.

11. The final rules and regulations summarizing the requirements for the
townhouse operations shall be submitted in a manner acceptable to the Village
Attorney and the Director of Planning and Zoning.

ATTACHMENTS:

Aerial Map

Aerial Map - Expanded Area

Preliminary Engineering Plans

Utility Map - 8.5 x 11 Landscape with Legend

Preliminary Architectural Plans - 2025-0112-Palatine Townhome PUD Proposal
Package 20260120_v1 (1)

6 Preliminary Planned Development proposed elevations

7. 1490 Quentin Rd Townhomes Landscape Plan 2025-11-10-L-1_v10Origin
8.  Townhomes at Deer Grove - PROJECT NARRATIVE 9-11-2025_v1 (1) (1)
9. 2025.08.13_Palatine Townhomes_Site Access_Letter_v1 (1)

10. PRELIMINARY PLANNED DEVELOPMENT Application

11. 2025 Village of Palatine Comprehensive Plan - Quentin & Dundee Roads
12. 2001 COMP PLAN Sub-Area - Quentin and Dundee Roads

13. Cook County Zoning Classification5.3._ C_3_General_Service_District.
14. Plat of Survey

15. Public Notice

aRWON=
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Print Date: 9/29/2025

Disclaimer: The GIS Consortium and MGP Inc. are not liable for any use, misuse, modification or disclosure of any map provided under applicable law. This map is for general information purposes only. Although the information is believed to be generally accurate, errors may
exist and the user should independently confirm for accuracy. The map does not c i a regulatory ion and is not a base for engineering design. A Registered Land Surveyor should be consulted to determine precise location boundaries on the ground.

Notes
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Townhomes at Deer Grove
PROJECT NARRATIVE
885 Dundee Rd/1490 Quentin Rd

Developer Cornersite, LLC (the “Developer”) is the contract purchaser of the 4.87 acre site
located at the southwest corner of Dundee Road and Quentin Road currently located in
unincorporated Cook County (the “Property”). The Property, comprised of three separate
parcels and commonly known as 885 Dundee Rd, Palatine is currently zoned C3 General
Service District in unincorporated Cook County. Through the use of a PUD substantially in
accordance with the R3 zoning district, we are proposing to rezone the property and annex
itinto the Village of Palatine for the purpose of constructing a 42-unit rental townhome
community. We believe the proposed use and density fits in well with the existing
neighborhood and will help meet the growing demand for attached built-for-rent housing.

Although the property is currently unincorporated and not located within village
boundaries, it is designated as Single Family Attached zoning in the Palatine Future Land
Use Map accompanying the 2025 Comprehensive Plan. Additionally, the site is designated
as an “Opportunity Site” for future annexation and development. With several existing
multifamily and townhome developments along both Dundee and Quentin Roads, the
project will blend in nicely with the existing built environment.

The most recent use of the +/- 1 acre of the property nearest to the corner was as a gas
station with two curb cuts each on both Dundee and Quentin roads within 200 feet of the
intersection. We propose to close the existing curb cuts in favor of one access point on
each road. After consultation with a traffic engineer at BLA, Inc., we determined that the
best approach would be to install a right-in/right-out access on Dundee Rd (controlled by
IDOT) approximately 450 feet west of the intersection and a full access drive on Quentin Rd
(controlled by CDOT) approximately 450 feet south of the intersection and aligned
opposite the full access entrance to Holy Resurrection Orthodox Church.

There are currently two billboards installed on the Property leased to the Lamar
Companies. The one in the southeast corner is on a one year lease, so we plan to
terminate the lease upon closing of the acquisition of the property. However, there are
approximately twelve years remaining the LED sign at the northwest corner of the property
along Dundee Rd. Ourintentis to terminate the lease for the LED sign with Lamar at the
earliest possible opportunity.

As proposed, the project will consist of 42 townhomes spread across six 2-story and three
3-story buildings set amongst landscaped drives and courtyards. The bulk and density,
including all setbacks, conform entirely with those prescribed for the R3 zoning district.
Maximum height will be 35’ for 3-story buildings and 22’ for the 2-story buildings. Exterior
cladding will consist of fiber cement siding with masonry accents. All units will be three-
bedroom, two and a half bath townhomes with attached 2-car garages. An additional 84
“Driveway” parking spots behind each units’ garage and 16 additional guest parking
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spaces scattered are included throughout the site yielding a total of 178 spaces for a
parking ratio of 4.24 spaces per dwelling unit.

As is the case with most attached single-family dwellings outside of the village center,
units abutting public roads will have both pedestrian and vehicular access facing the
interior of the site rather than the public road. Building height and rear setbacks of the
front-loaded 2-story buildings are designed to mimic that of the single-family homes they
back up to in order to minimize the impact on neighboring residents. A landscaped berm
will serve to provide an appealing streetscape while adding privacy to the residents’ rear
yards, as is consistent with surrounding community. The three, rear-loaded 3-story
buildings will face an interior landscaped courtyard while efficiently sharing the interior
drives with the 2-story front-loaded units.

Each 3-bedroom townhome will range in size from 1722—2122 square feet (excluding
garage) and feature a 2-car attached garage at grade, modern open living spaces, three
bedrooms, two full baths and a powder room. The end units on the 2-story buildings will
feature first floor primary suites and a study, while all 3-story units include a first floor
bonus room ideal for a home office, gym or play room. The development is expected to
appeal to everyone from those just starting families, young empty-nesters looking to
downsize and anyone seeking a convenient location in an area with outstanding amenities
and public schools. Initial rents are expected to range from $3900-$4500 per month.

The architecture will be in the “Transitional” style, consistent with high-end suburban
townhome design featuring a combination of fiber cement panel and full bed masonry. It’s
designed to blend into the neighborhood context which features single family homes to the
south and west, commercial and institutional uses to the east and the expansive Deer
Grove Forest Preserve to the north.

Allinterior drives and courtyards will be extensively landscaped and hardscaped.
Stormwater management will meet both Village and MWRD detention requirements
through surface detention in the southeast and northwest corners. Aretaining wall will be
incorporated at the larger basin adjacent to Quentin Rd. An Onsite Utility Maintenance
Agreement will be executed prior to final engineering approval.

In anticipation of potential future expansion to include the +/- 1 acre property directly to
the west of the subject property, the site plan allows the potential for the interior drive isles
to be extended to the west to incorporate that site should the opportunity allow.

Cornersite, LLC and SFP Properties, LLC (www.sfpproperties.com) are affiliated real estate
investment, property management and development firms with over a 20+ years
experience in commercial and residential development, management and operations. We
have recently completed rental townhome communities in Highland Park
(www.425bloom.com), Mount Prospect (www.lionsparkrow.com) and Northbrook
(www.pointedrive.com).
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August 13, 2025

Mr. David Schwartz
CornerSite, LLC

3190 Doolittle Drive
Northbrook, Illinois 60062

RE: Townhomes at Deer Grove
885 W. Dundee Road
Palatine, Illinois

Dear Mr. Schwartz:

Per your request, BLA, Inc. (BLA) has reviewed the site plan for the proposed Palatine Townhome residential
development pertaining to site access. The 4.88-acre site is located at the southwest corner of the signalized
intersection of Dundee Road (IL Route 68) and Quentin Road and is currently vacant, formerly containing a Mobil
gasoline station and undeveloped land. Access to the existing site is provided via two full-access driveways on
Dundee Road (approximately 115 and 225 feet west of Quentin Road, center-to-center) and two full-access
driveways on Quentin Road (approximately 150 and 275 feet south of Dundee Road, center-to-center).

As currently proposed, the project includes the construction of 42 townhomes contained within nine (9) buildings.
Access to the site is proposed via one new, right-in/right-out (RIRO) only driveway on Dundee Road, approximately
450 feet west of Quentin Road and a new, full-access driveway on Quentin Road, aligned opposite the Holy
Resurrection Orthodox Church driveway, approximately 450 feet south of Dundee Road. The existing site’s access
driveways will be closed.

Surrounding Roadway Network

Dundee Road and Quentin Road are both five-lane (two through lanes in each direction and a center median/lane
for left-turns at intersections) adjacent to the site. Dundee Road is under the jurisdiction of the Illinois Department
of Transportation, with a posted speed limit of 45 miles per hour (mph) and an annual average daily traffic volume
(AADT) of 14,600 (year 2023). Quentin Road is under the jurisdiction of the Cook County Department of
Transportation and Highways (CCDoTH), with a posted speed limit of 40 mph and an AADT of 15,100 (year 2022).
Quentin Road is also designated as a Strategic Regional Arterial (SRA) route, which controls roadway and signal
installation to facilitate efficient and safe transportation.

Trip Generation

Table 1 provides a summary of the total trips to be generated by the proposed residential development, including
residents, visitors, deliveries, etc. based on information published in the Institute of Transportation Engineers (ITE)
Manual Trip Generation, 11" Edition.

Table 1: Estimated Trip Generation

Weekday Saturday
ITE | AM Peak Hour | PM Peak Hour Daily Peak Hour Daily
Land Use/Size | LUC | In Out Total| In Out Total In Out Total In Out Total| In Out Total

Townhomes /| 5 | o 57 36 |24 15 39 [173 173 346| 9 8 17 | 96 96 192
42 Units

The total (including both entering and exiting) weekday AM and PM peak hour vehicular trips of 36 and 39,
respectively, are expected on the streets leading beyond the study area, or approximately 1 additional vehicle every
1 to 2 minutes. During the Saturday peak hour, a total of 17 vehicular trips is anticipated, or approximately 1
additional vehicle every 3 to 4 minutes. Accordingly, the amount of site-generated traffic is expected to have
minimal effects on the operations of the external street network.
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Townhomes at Deer Grove
Palatine, IL
Page 2 of 2

Findings and Conclusion

Reducing the number of curb cuts, restricting the movements on Dundee Road to RIRO only, along with increasing
the driveway spacing (locating the driveways further from the Dundee Road and Quentin Road signalized
intersection) is an effective access management strategy to improve safety and traffic progression along corridors.

The location of the driveway on Quentin Road, opposite the Holy Resurrection Orthodox Church, a higher traffic
generator than the five (5) single-family homes located on Anthony Drive, also serves to minimize left-turning
vehicular conflicts on Quentin Road.

Accordingly, BLA has found the proposed site access to be adequate to accommodate the proposed site traffic,
while minimizing its impact on the adjacent roadway network.

Should you have any questions or require additional information, please contact us at (630) 438-6400.
Sincerely,

BLA-Inc.

Lynn M. Means, P.E., PTOE, RSP,
Senior Transportation Engineer
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PRELIMINARY PLANNED DEVELOPMENT DESCRIPTION:

A nine building, 42 unit townhome project with a mix of six 2-story buildings and three 3-story buildings
With a single curb cut on each of Dundee and Quentin Rd, all pedestrian and vehicular access will be

through interior drives.

Preliminary Acreage

4.87

A variance to have 52% impervious lot coverage in lieu of the 50% impervious lot coverage /7
required for the R3 zoning district

All existing land use(s) on property *

C3 General Service District in unincorporated Lake County
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OPPORTUNITY SITE 5:

QUENTIN RD AND DUNDEE RD

Existing Conditions

This corner property is not currently part of

the Village of Palatine or served by municipal
utilities. However, it represents another
opportunity to introduce attached single-family
residential units into the Village. The northeast
corner at the intersection of two busy roadways
lends itself to a prominent residential amenity
building, which is shown on the concept
drawing with a small community green space
behind it. Seventeen townhome units are shown
in a series of six buildings surrounding a central
pocket park. Established neighborhoods with
detached single-family homes surround the site,
so the concept introduces trees and green space
to provide adequate buffering.

Any future redevelopment plans would be
part of an annexation agreement establishing
how the site would be served with utilities
and public services, as well as designating an
appropriate zoning district for the property.

Development Objectives

* Residential Development. Develop a
residential use that compliments the
surrounding residential neighborhood,
mirroring the size and scale of nearby
buildings.

* Buffering and Landscaping. Provide
ample screening surrounding the site
so as not to interfere with surrounding
neighborhoods. Provide landscaped
green space for future residents.

* Annexation. Annex the site into the
village with an annexation agreement
that establishes how the site would be
served by utilities and public services.

100 PLANNING PALATINE'S VISION

Concept Highlights
0 Ranch or Traditional-Style Townhomes
9 Central Pocket Park
€) Amenity Building
» Adjacent community green space

Existing Conditions
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Amenity Space and Townhome Examples

PALATINE COMPREHENSIVE PLAN 101
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ORDINANCE NO._0-155-01

ORDINANCE AMENDING THE COMPREHENSIVE PLAN
FOR THE PROPERTY AT THE SOUTHWEST CORNER
OF QUENTIN AND DUNDEE ROAD

Published in pamphlet form by authority of the
Mayor and Village Council of the Village of Palatine
On November 12th, 2001
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ORDINANCE NO._0-155-01

AN ORDINANCE
AMENDING THE COMPREHENSIVE PLAN FOR A SUB-AREA PLAN FOR THE
PROPERTY AT THE SOUTHWEST CORNER OF QUENTIN AND DUNDEE ROAD

WHEREAS, the Comprehensive Amendment to the Village of Palatine
Comprehensive Plan was adopted by Ordinance #0-34-90 on March 26, 1990 and
amended by Ordinance #0-117-94 on August 22, 1994, Ordinances #0-155-94 and #0-
163-94 on October 24, 1994, Ordinance #0-25-95 on March 27, 1995, Ordinance #0-
36-95 on April 24, 1995, 0-41-95 on May 8, 1995, 0-67-95 on July 10, 1995, 0-74-95 on
July 24, 1995, 0-4-96 on January 8, 1996 and 0-79-99 on June 28, 1999; and

WHEREAS, a document entitled Village of Palatine Comprehensive Plan,
dated January 15, 1990 and prepared by Camiros, Ltd. and Lenet Design Group, was
attached to Ordinance #0-34-90 as Exhibit “C"; and

WHEREAS, a public hearing was held by the Plan Commission, pursuant to
notice, on October 16, 2001 to review amending the Palatine Comprehensive Plan
to establish a sub-area plan addressing Land Use, and Traffic and Engineering
Issues at the southwest corner of Quentin and Dundee Roads.

WHEREAS, the Plan Commission has recommended revisions to the
Comprehensive Plan in its Findings of Fact; and

WHEREAS, the Community and Economic Development Cbmmittee of the
Village Council has recommended revisions to the Comprehensive Plan;

NOW, THEREFORE, BE IT ORDAINED by the Mayor and Village Council of the
Village of Palatine, Cook County, lllinois, acting in the exercise of their home rule
power that:

SECTION 1: The Official Comprehensive Plan, as adopted by Ordinance #O-
34-90, is hereby amended to establish a sub-area plan addressing Land Use, and
Traffic and Engineering Issues at the southwest corner of Quentin and Dundee

Roads, subject to the following conditions:
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1. The existing improved Mobil Gas Station should remain. A landscaped buffer
including a solid fence should be installed along the west and south property
lines.

2. Development on the unimproved 5 acres should consist of single family attached
with a density of between 6-7 dwelling units per acre. A minimum 40’ landscaped
buffer including a berm, should be provided from the existing single family
located to the north (Please see the attached example site plan).

3. Townhomes .abutting single family houses should have lower roof heights to
compliment the size and design of the existing single family houses.

4. Stormwater detention should be provided for all developments.
5. All proposed streets should meet Village standards.
6. Sewer and water should be extended across all lot frontages.

SECTION 2: This ordinance shall be in full force and effect from and after its
passage and approval as provided by law.
SECTION 3: All ordinances or parts of ordinances in conflict with this

ordinance be and the same are hereby repealed.

PASSED: This _I2th day of __ November , 2001
AYES:_5 NAYS:_0 ABSENT:__| PASS:_ 0
APPROVED by me this 12th day of _ November , 2001

PRO-TEM May/ir of the Village of Palatine

.

ATTESTED and FILED in the office of the Village Clerk this
[2thday of November , 2001

Village Clerk!
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SOUTHWEST CORNER OF DUNDEE & QUENTIN ROAD
Comprehensive Plan Amendment

BACKGOUND
The Village regularly amends the
Comprehensive Plan to ensure compliance

with the most current development trends. Study Area
The Village of Palatine is requesting to have
the comprehensive plan designation for the \_ =

southwest corner of Dundee and Quentin L~
amended. The Comprehensive Plan iﬂ/

currently designates the property for

commercial development. l A s
1T e

The subject site is located at the southwest ﬂ*,

corner of Quentin Road and Dundee Road -
and is approximately 6 acres in area. The

site is currently improved with a Mobil gas station at the northeast corner, and
office/residential use to the west. The remaining 3.8 acres are unimproved. To
the south of the site is the Lakeside Estates Planned Development which consist
of 86 single family detached homes.

The purpose of this report is to analyze the existing property and make
recommendations for future development. The following items will be discussed:

Existing Uses

Existing Zoning

Engineering

Recommendations for development

Existing Uses
The subiject site is currently improved with a Mobil Gas Station on a 1.1 acre

parcel and an office/residential use on the 1

acre parcel to the west. The remaining 3.9 Ex'isﬁng Uses

acres are unimproved except for two billboards A
which are located at the northwest and
southeast corners of the site. M
o . 1]
The following is a breakdown of the site:
2
Parcel # Area Land Use g e
1 .3 acres Vacant =
2 3.6 acres Vacant [ A
3 1.1 acres | Gas Station "*E
4 1 acre Office/Res.
TOTALS 6 acres
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Existing Zoning
The subject site is currently unincorporated and zoned C-3 General Business
District in Cook County lllinois. The Cook
County description for the C-3 Zoning is as
follows: “The C-3 District provides for the
location of most services and many small
businesses found in the area. It is not as
compatible with residential areas as C-1
or C-2 classifications. Some permitted

Existing Zoning

uses include: Automobile service stations, | |pgpmegnen
restaurants, theaters and animal hospitals. @(-ﬁammmm
The current property can build on the parcel g}.ﬁ'{;ﬁw,
under Cook County Jurisdiction, however the { oo Coonemm
site may need Village services such as "**"
sewer and water.
The following map shows the zoning of the existing property as compared to
adjacent properties.
Engineering Existing Utilities
Since much of the existing site is unimproved and E
is outside the jurisdiction of the Village of Palatine, A |
it lacks the necessary sewer and water services. , ’\
The nearest connection to Village Services is e
located to the east in the Quentin Road right-of- N
way. The attached map shows those services. N/ S A y : Fl

~ -

Recommendation

The following are recommendations for future land
uses and engineering issues including watermain
system, stormwater drainage and sanitary

sewer systems. ot
Land Uses — ]
The following recommendations were B I
made for future land uses in the study A~ 2
area. = -. &
e The existing improved Mobil Gas [ ower ] Zf=
Station should remain. A landscaped = “‘f@—’
buffer including a solid fence should AiziCIZEEAANGNT
be installed along the west and south A = | ' I—
property lines. o .

e Development on the unimproved 5
acres should consist of single family attached with a density of between 6-7
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dwelling units per acre. A minimum 40’ landscaped buffer including a berm,
should be provided from the existing single family located to the north (Please
see the attached example site plan).

e Townhomes abutting single family houses should have lower roof heights to
compliment the size and design of the existing single family houses.

Engineering Issues '

The following recommendations were made to address engineering issues
pertaining to existing and proposed development in the study area.

e Stormwater detention should be provided for all developments.

e All proposed streets should meet Village standards.

e Sewer and water should be extended across all lot frontages.
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plan commission
october 16, 2001

page 7

Report of Public Hearing — Docket P-01-83 — Southwest corner of Dundee and Quentin rds.
The notice of public hearing was read by the chairman. The petitioner in Docket P-01-83, The
Village of Palatine, seeks consideration for an amendment to the Comprehensive Plan for a Sub-
area plan for five acres at the southwest comer of Dundee and Quentin rds.

The following petitioner’s exhibits were infroduced:

1. Planning Area Map

2. Existing Land Uses Map
3. Existing Zoning Map

4. Existing Utilities Map

5. Example Site Plan

Stilling said the current comprehensive plan calls for commercial development of the parcel
which is now improved with a gasoline service station at the northeast comer. The remaining 3.8
acres is unimproved. Lakeside Estates, a single family development of 86 detached homes, is
located to the south. He noted that the land is not currently in Palatine. It is zoned C3 for
services and small businesses in the county which their zoning ordinance classifies as “not
compatible with residential.”

Since much of the site is unimproved and outside the village’s jurisdiction, it lacks sewer and
water services. Nearest village services are in Quentin rd.

Staff Recommendation
Land Uses
The following recommendations were made
for future land uses in the study area.
¢ The existing improved Mobil Gas Station
should remain. A landscaped buffer
including a solid fence should be installed
along the west and south property lines. o ™
* Development on the unimproved 3.9 acres
should consist of single family attached 3 =
with a density of between 6-7 dwelling aning = - ininy|
units per acre. A minimum 40’ landscaped : )
buffer including a berm, should be AIZICIE Z A RRATY
provided from the existing single family ﬁ [ @J l l ‘ @ mdscapes Saem
located to the south (See the attached CEae = :
example site plan).
¢ Townhomes abutting single family houses
. should have lower roof heights to compliment the size and design of the existing single
family houses.
e The existing billboard signs shall be removed.

Exheting

Quentin

Fecssesee TS e

Engineering Issues

The following recommendations were made to address engineering issues pertaining to existing
and proposed development in the study area.

e Stormwater detention should be provided for all developments.

e All proposed streets should meet Village standards and pavement widths.

® Sewer and water should be extended across all lot frontages.

Discussion

Miller said he would recommend that the parcel be developed as an office park.

Stilling responded that office parks are not very viable. Townhomes would provide a good
buffer from the gas station, he added.

Hansen said he is concerned that the single family lot adjacent on the west is not included as part
of this planning area. “It’s an island,” he said.
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plan commission
october 16, 2001

page 8

All residents who wished to address the petition were sworn in.

Jim Rados, 1285 N. Shoreside, President of the Lakeside Homeowners Association, said the
neighbors would oppose a commercial development here. They would like it to be some sort of
residential.

Laymon noted that it would be impossible to turn left out of this parcel onto Dundee.

Bill Buchanan, 1308 Lakeview dr., said there is an empty store at Caribou. On down Dundee,
little pockets of empty stores exist in the small shopping centers, he added. He feels residential
development would be better than commercial. Residents oppose restaurant development,
because they attract wildlife from the forest preserve. He said he would prefer high end
townhomes.

Bob Curran, 1300 N. Lakeview dr., said the history of the area shows that the wetlands have
been filled and trees cut down. Keeping it residential would create a great buffer he added. He
said that numerous accidents occur at that corner.

Gerald Maddux, 1200 Lakeview, said he would prefer future development to be residential.

Tom Paar, 1292 Lakeview dr., said he prefers residential over commercial. He is concerned
about density.

The public hearing closed at 10:25 p.m.

RECOMMENDATION

Miller moved, Kolar seconded that the plan commission recommend to the village council that it
approve an amendment to the Comprehensive Plan for a Sub-area plan for five acres at the
southwest corner of Dundee and Quentin rds.

Such approval shall be applied to wording proposed by staff, as amended at this meeting.
Wording shall be changed in bullet #2 under “Land Uses” to read: “Development on the
unimproved 3.9 acres should consist of residential with density of no more than seven units per
acre. A minimum 40 foot landscaped buffer, including a berm, shall be provided from the
existing single family located to the south.”

Unanimously carried.

Finding of Fact
The parcel adjacent to the west should be part of this planning area.

After communications. the meeting adjourned at 10:40 p.m.

Natalie Meyer McKenzie
secretary
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TYPE: ORDINANCE SUBMITTED BY: COMMUNITY DEVELOPMENT DATE: _11/5/01 .
DESCRIPTION: Consider an amendment to the Comprehensive Plan for a Sub-Area Plan for the property at
the southwest corner of Quentin and Dundee.

(Village of Palatine) District 3 (upon annexation)
VILLAGE GOAL:
O Financially Stable Government O Safe Place to Live
X Cost Effective Services Responsive to Citizens O Downtown as a Community Focal Point
X Open Government w/ Involved Citizens [ Regional Partnerships
COMMITTEE ACTION: UNANIMOUS APPROVAL DATE ;’ LS -/

BACKGROUND: The Village regularly amends the Comprehensive Plan to ensure compliance with the most
current development trends. The Staff is requesting to have the comprehensive plan designation for the southwest
corner of Dundee and Quentin amended. The Comprehensive Plan currently designates the property for
commercial development.

The purpose of the report is to analyze the existing property and make recommendations for future development.
The attached report discusses the following:

e Existing Uses

e Existing Zoning

* Engineering

e Recommendations for development

KEY ISSUES:

Parcel Size 6 acres

Current Land Uses Mobil Gas Station, Office/residential & 2 billboards

Current Zoning C-3 General Business District in Cook County- Some
permitted uses include: Automobile service stations,
restaurants, theaters and animal hospitals.

e Because the site is in unincorporated Cook County, it is not served by Village Sewer and Water.

Staff Recommendations )

e The existing improved Mobil Gas Station should remain. A landscaped buffer including a solid fence should be
installed along the west and south property lines.

e Development on the unimproved 5 acres should consist of single family attached with a density of between 6-7
dwelling units per acre. A minimum 40’ landscaped buffer including a berm, should be provided from the
existing single family located to the north (Please see the attached example site plan).

e Townhomes abutting single family houses should have lower roof heights to compliment the size and design of
the existing single family houses.

Stormwater detention should be provided for all developments.
All proposed streets should meet Village standards.
Sewer and water should be extended across alt lot frontages.

ALTERNATIVES:
1. Recommend approval of the Sub Area Plan
2. Do not recommend approval of the Sub Area Plan
RECOMMENDATION:
Public Hearing: 10/16/01 Plan Commission Meeting
Residents Testifying: 4
Concerns: Potential Commercial Development and it should be developed with residential.
Vote: Unanimous approval, subject to the conditions in the attached Ordinance. Staff

concurs with this recommendation

ACTION REQUIRED: Motion to recommend approval of an Ordinance amending the comprehensive plan for the
property at the southwest corner of Quentin and Dundee.
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5.3. C-3 General Service District.

5.3.1.Description of district. The C-3 General Service District is intended to provide locations for services and small
businesses. This district is more intensive than either of the preceding commercial districts. This district is
normally located at intersections of or along major thoroughfares.

5.3.2.Use, lot and bulk regulations. The applicable use, lot and bulk regulations are set forth in Sections 5.3.3
through 5.3.9.

5.3.3. Permitted uses. A permitted use of land or buildings shall be allowed in accordance with the provisions of
this ordinance. Unless otherwise specifically set forth, wherever a permitted use is named as a major
category, it shall be deemed to include only those enumerated uses. Unless otherwise specifically allowed by
this ordinance, no building or zoning lot shall be devoted to any use other than a permitted use, and no
building or structure shall be erected, altered, enlarged or occupied, except as a permitted use. Uses lawfully
established on the effective date of this ordinance, and rendered nonconforming by it, shall be subject to

Article 10.

The following uses are permitted in the C-3 District:

A. Retail businesses.

©® N o Uk w NP

10.
11.
12.
13.
14.
15.
16.
17.
18.
19.
20.

Apparel, clothing, accessory, jewelry, and shoe stores.

Bakeries, provided that the manufacture of goods is limited to those retailed on the premises.

Bicycle sales and services.

Book, stationery, art, and office supply stores.
Catering establishments.

Computer sales and services. Drapery stores.

Drug stores and pharmacies.

Electronics sales and services, including but not limited to cellular and land-line phones,
computers, televisions, radios, camera and photographic supplies, and household appliances.

Florist shops, conservatories, greenhouses, and nurseries.
Food, grocery and dairy stores.

Garden supply and seed stores.

Homewares and hardware stores.

Hearing aid sales and services.

Gift and hobby shops.

Musical instrument sales and repairs.

Newsstands.

Optical sales.

Paint and wallpaper stores.

Pet sales and supplies.

Picture framing, when conducted for on-premises retail trade.

(Supp. No. 62)
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21. Restaurants. Alcohol may be served for consumption on premise, only if incidental to serving
food. Live entertainment and dancing requiring entry fees are prohibited.

22. School supply stores.
23. Sporting goods stores.
24. Tobacco shops.

B.  Services.
1.  Artist studios.

2.  Automobile, gasoline and service stations, including minor accessories, supplies, and services
customarily incidental to gasoline and service stations, and electric vehicle charging stations.
Facilities for service and washing shall be limited to not more than four vehicles, and enclosed in
a building.

Barber and beauty shops.

Clothing rental agencies and formal wear shops.

Currency exchanges.

Electronics service and repair shops.

Financial institutions, including banks and savings and loans.

Fix-it shops, for general, minor repairs.

Y N o U AW

Funeral homes and undertaking establishments.
10. Locksmith shops.
11. News syndicates and newspaper distribution agencies.
12. Photocopying establishments.
13. Photographic studios.
14. Shoe, clothing and hat repair shops.
15. Signs as regulated by Article 12.
16. Tailor and dress-making shops.
17. Ticket agencies, amusement.
18. Travel agencies or bureaus and transportation ticket offices.
C.  Professional offices.
Accountants and bookkeepers.
Animal hospitals and veterinary clinics for care and treatment of domestic pets and animals.
Architects.
Detective agencies.
Doctors, physicians, and dentists offices and clinics.

Employment agencies.

N o v k w N oR

Engineers.

Created: 2025-10-25 09:54:38 [EST]
(Supp. No. 62)
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8. Insurance agencies.

9. Land surveyors.

10. Landscape architects.

11. Newspaper, media, and web design and publishing agencies.
Recreation and social facilities.

1.  Clubs.

2. Community center buildings, clubhouses, recreation buildings, swimming pools and buildings for
indoor swimming pools, tennis courts and buildings for indoor tennis courts, noncommercial and
not-for-profit.

3. Lodges and fraternal organizations.

4, Theaters, indoor.

Public and governmental land and buildings.

1. Forest preserves.

2. Historical buildings and landmarks preserved for the public.
3. Public libraries.

4, Public office buildings.

Public utilities and services.

1. Electric substations, gas regulator stations, telephone exchanges and other essential public
utilities and services.

2. Post offices.
Agricultural land and buildings.

1.  Agricultural uses.

5.3.4.Special uses. A special use may be allowed subject to issuance of a special use permit in accordance with the
provisions of Article 13. Unless otherwise specifically set forth, wherever a special use is named as a major
category, it shall be deemed to include only those enumerated uses.

The following special uses may be permitted in the C-3 District:

A.

Retail businesses.

1. Building material supplies, sales and service.
2. Furniture stores.

3. Roadside stands.

Services.

1.  Automobile repair shops.

2. Dry cleaners, laundries, launderettes and clothes pressing establishments. Dry cleaning and
laundry plants serving more than one retail outlet are prohibited.

3. Parking lots other than accessory, subject to Article 11.

Residential.
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1.  Hotels and motels.
2. Residence of the proprietor.
D.  Public and governmental land and buildings.
1. Parks and playgrounds.
E. Health, medical and care institutions.
1. Nursery schools, children's day schools, nurseries, and day care centers.
2. Medical cannabis dispensing organization, as regulated by 410 ILCS 130/1 et seq.
F. Public utilities and services.
1 Bus terminals, turnarounds and lots.
2 Fire stations.
3 Police stations.
4. Railroad passenger stations.
5 Railroad rights-of-way. Railroad yards and shops for other than passenger service are prohibited.
6 Waterworks, reservoirs, pumping stations, wells and filtration plants.
G. Planned unit developments.
H.  Recreation and social facilities.
1.  Video gaming.
I Unique uses as regulated by this ordinance.
J. Uses similar and compatible to those allowed in this district.

5.3.5.Temporary uses. The following temporary uses may be allowed upon issuance of a permit by the Department
of Building and Zoning:

A.  Temporary buildings or yards. For storage of construction materials and equipment both incidental and
necessary to construction in the zoning district. Permits shall specify the location of the building or yard
and the area of permitted operation. Permits shall be valid for not more than six months and shall not
be renewed for more than four successive periods. The building or yard shall not interfere with the use
and enjoyment of neighboring property.

B.  Temporary sales offices. Permits shall specify the location of the office and the area of permitted
operation. Permits shall be issued in six-month increments for a period of not more than two years,
unless otherwise authorized by the Building Commissioner.

C.  Real estate signs. Temporary real estate signs as regulated by Article 12.

D.  Bazaars and dances. Permits shall be valid for not more than seven days. No permit shall be issued for
the same location within 90 days of the expiration of a bazaar or dance permit.

E. Christmas tree sales. Permits shall be valid for not more than 60 days.
F.  Parking lots for special events. Permits shall be valid only for the duration of the event.
G.  Portable signs. Portable signs as regulated by Article 12.

5.3.6.Accessory uses. A use, building or other structure customarily incidental to and commonly associated with a
principal, permitted or special use may be allowed as an accessory use, provided that it is operated and
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maintained under the same ownership and on the same lot as the permitted use. Accessory uses shall not
include structures or features inconsistent with the permitted use or involve the conduct of any business,
profession, trade or industry. Accessory uses may include the following and similar uses:

A.  Agricultural buildings and structures.
B.  Fallout shelters as regulated by this ordinance.

C. Garages, carports or other parking spaces. Truck parking shall be limited to vehicles not more than 1%-
ton capacity when located within 150 feet of a residence district.

D. Gardens.

E. Roadside stands. For the display and sale of agricultural products only, where the principal use is
agriculture.

F. Sewage disposal units and water systems, individual, as regulated by this ordinance.

G.  Signs as regulated by Article 12.

H.  Tool houses, sheds and other similar buildings. For the storage of supplies and equipment.

. Vending machines.

J. Water retention and detention areas.

5.3.7.Prohibited uses. All uses not expressly authorized in Sections 5.3.3 through 5.3.6 are prohibited.

5.3.8.Site and structure provisions. The uses in the C-3 General Service District shall conform to the following
requirements:

A.  Minimum lot area. Minimum lot area is not required, except for those uses specified below:
1. Hotels and motels shall have not less than 500 square feet of lot area per unit or suite.
2. Agricultural buildings and structures shall have a minimum lot area of five acres.

B.  Minimum lot width. Minimum lot width is not required.

C.  Frontyard. Buildings and structures, except agricultural buildings and structures, shall be set back from
the front lot line at least 30 feet. Agricultural buildings and structures shall be set back from the front
lot line at least 100 feet.

D. Interior side yard (adjacent to a zoning lot). Interior side yard is not required.

E. Corner side yard (adjacent to a street). Buildings and structures shall be set back from the side lot
adjacent to a street right-of-way at least 30 feet.

F. Rear yard. Rear yard is not required, except for buildings in which a residential use is located above the
first floor. Such yard shall be at least 30 feet in depth and shall be measured from the finished floor of
the lowest residential unit.

G.  Transitional yard. Minimum transitional yard requirements for all buildings and structures shall be not
less than those specified below:

1.  Sidelot lines that abut a side or rear lot line in a residence district shall provide a yard along the
side lot line. The yard shall be at least the minimum side yard required under this ordinance for a
residential use on the adjacent residential lot.

2. Rear lot lines that abut a side lot line in a residence district shall provide a yard along the rear lot
line. The yard shall be at least the minimum side yard required under this ordinance for a
residential use on the adjacent residential lot.
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3. Rear lot lines that abut a rear lot line in a residence district shall provide a yard along the rear lot
line. The yard shall be at least 20 feet in depth.

4, Front or side lot lines across a street, alley or other right-of-way from the front lot line of a lot in
a residence district shall provide a yard at least the minimum front yard required by this
ordinance on such adjacent residential lot along the front or side lot line.

5. Land used for agricultural buildings and structures shall provide a transitional yard of at least 50
feet in depth along all lot lines that abut a lot line in an adjacent residence district.

H. Floor area ratio. Maximum floor area ratio shall be 1:2.

I Minimum size of dwelling. Buildings and structures occupied in whole or in part for residential
purposes shall contain at least 500 square feet of livable floor area, exclusive of basement and garage
space.

5.3.9.Special provisions. The uses in the C-3 Restricted Business District shall conform to the following
requirements:

A.  Parking and loading. Uses shall conform to Article 11.
B.  Signs. Uses shall conform to Article 12.

C.  Trucks. Parking of trucks as an accessory use, when used in the conduct of a permitted use located
within 150 feet of a residence district boundary line, shall be limited to vehicles less than 1%-ton
capacity.

D. Sewers and water. Uses requiring sanitary facilities shall be served by either a municipal or private
community sewer and water system or a private individual sewage disposal system and water supply
system. The system used must be approved by the Cook County Health Department. Lodging houses
and multiple-family dwellings must be served by either a municipal or private community sewer
system, not by a private individual sewage disposal system.

E. Businesses.
1. Business uses and residential uses are not allowed on the same floor of the same building.

2. Business uses are not allowed above the second floor in buildings containing residential dwelling
units. A mezzanine may be provided by a business as an intermediate, fractional story between
the floor and the ceiling of the first story.

3. Business uses shall be retail or service establishments dealing directly with consumers. All goods
produced on premises shall be sold at retail there.

4, Business uses offering goods or services to customers waiting in parked motor vehicles are
prohibited, except automobile gasoline and service stations.

5. Business uses involving the production, processing, cleaning, servicing, testing or repair of
materials, goods or products shall conform with the I-1 industrial performance standards in this
ordinance. Performance standards shall be applied at the boundaries of the zoning lot in which
such activities take place.

(Ord. No. 25-0036, 4-10-2025)
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PUBLIC NOTICE

A Public Hearing will be held before the Village of Palatine Planning and Zoning
Commission on Tuesday, February 10, 2026 at 7 PM, in the Village Council Chambers in
Palatine Village Hall, 200 E. Wood Street, relative to a request for the following:

Preliminary Planned Development to allow a 40-unit townhouse development

The now vacant property is located at the southwest corner of Quentin Road and Dundee
Road and consists of 3 separate lots, is commonly known as 1490 N. Quentin Road and
885 W. Dundee Road.

The Petitioner is requesting a Preliminary Planned Development to allow a 40-unit rental
townhouse development. The proposed development would include 10 separate buildings,
with a combination of 2 and 3-story buildings. The property is located in unincorporated
Cook County and the developer submitted an annexation application, as part of the
Preliminary Planned Development petition.

The above petition has been filed by David Schwartz, Cornersite, developer and contract
purchaser of the property, and is available for examination in the office of the Village Clerk,
200 E. Wood Street.
FILE #: PPD-000014-2025 VILLAGE OF PALATINE

Jan Wood, Chair

Palatine Planning and Zoning Commission

DATED: This 22" day of January 2026
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CERTIFICATE OF PUBLICATION

DES PLAINES JOURNAL, INC., a corporation oiganized and existing under and by virtue of the laws of the
State of Illinois, does hereby CERTIFY that it is the publisher of the:

Journal & Topics Newspapers
AKA Des Plaines Journal, Inc.
622 Graceland Ave.

Des Plaines, IL 60016-4556

and that said newspaper(s) is a secular newspaper of general circulation and has been published weekly in
the

Bt LR ] iy e o= U/ [ i g o
(Village) (Town) (City) (Township) of 2ALATIE /Y90 M. SusnZin 5 BB W, L undee A

® OO O

County of o

and State of lllinois, continuously for more than one year prior to date of the first publication of the notice
attached hereto, and that said newspaper(s) complies with the requirements of Paragraphs 5 and 10, Chapter
100, of the lllinois Revised Statutes.

Further, that the notice, of which the attached is a true copy, was published ONE times in the said
newspaper(s), namely once each week for __ONE successive week(s) and that the first publication
of said notice was made on the 22ND day of _JANUARY ,AD. 20 2 ., and the
last publication thereof was made on the 22\° day of JANUARY ,A.D. 2028 .

,@W’ R T R TR N P S A T
"OFFICIAL SEAL” '
MARY A WENZL
Notary Public, State Of linois
Commission No. 532167
My Commission Expires August 06, 2029 §

- Your Legal appeared in
the following Journal & Topics
Newspapers
(Des Plaines Journal, Inc.)

|:|Des Plaines Journal \71 ik, {4’4 L U L, ("
[] Elk Grove Village Journal IN WITNEJéS WHEREOF, THE DES PLAINES JOURNAL,

INC., has caused this certificate to be signed and its corporate

[ Mt. Prospect Journal seal affixed hereto at Des Plaines, lllinois this 22ND

[] Niles Journal day of JANUARY AD.202 .
Park Ridge-Golf Mill Journal ; V7Y 57
- ? oy (et U oar
[] Prospect Heights Journal
[[] Rosemont Journal President
[] Arlington Heights Topics Title of Corporate Otficer
[ Buffalo Grove Topics 3
County of COOK

Palatine Topics ' State of lllinois
[J] Rolling Meadows Topics

: - Subscribed and sworn 1o before me this 22ND day of
[] Wheeling Topics i AD. 2025 y
[] Suburban Journal ‘
] Northwest Journal My commission expires the il day of

[[] Glenview Journal . Gorsin el AD., 202 __.

Page 86 of 86



	I. CALL TO ORDER
	II. ROLL CALL
	III. APPROVAL OF MINUTES
	A. PZC Minutes 1-27-2026
	PZC minutes 1-27-26


	IV. PUBLIC HEARING
	A. Special Use for a Unique Use at 2105, 2111, and 21
	Staff Report
	Aerial Map
	Site plan update 01092026
	Business Plan 2111-2115_update
	Special Use application
	Public Notice

	B. Preliminary Planned Development to allow a 40-unit
	Staff Report
	Aerial Map  
	Aerial Map - Expanded Area
	Preliminary Engineering Plans
	Utility Map - 8.5 x 11 Landscape with Legend
	Preliminary Architectural Plans - 2025-0112-Palatine Townhome PUD Proposal Package 20260120_v1 (1)
	Preliminary Planned Development proposed elevations
	1490 Quentin Rd Townhomes Landscape Plan 2025-11-10-L-1_v1Origin
	Townhomes at Deer Grove - PROJECT NARRATIVE 9-11-2025_v1 (1) (1)
	2025.08.13_Palatine Townhomes_Site Access_Letter_v1 (1)
	PRELIMINARY PLANNED DEVELOPMENT Application
	2025 Village of Palatine Comprehensive Plan - Quentin & Dundee Roads
	2001 COMP PLAN Sub-Area - Quentin and Dundee Roads
	Cook County Zoning Classification5.3.___C_3_General_Service_District.
	Plat of Survey
	Public Notice


	V. PUBLIC COMMENT
	VI. ADJOURNMENT

