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I. CALL TO ORDER 

II. APPROVAL OF MINUTES 

1. Plan Commission - Regular Meeting - Jul 6, 2021 7:00 PM 

III. PUBLIC HEARING 

1. 1133 N. Grove Avenue 

Preliminary and Final Plat of Subdivision to permit a 3-lot single-family residential 
development 
 
Rezoning from R-1 Single-Family Residential to R-2 Single-Family Residential 
 
Vacation of the approximately 40 feet of Coolidge Avenue right-of-way, located 
directly east of 1133 N. Grove Avenue 

2. 874-920 N. Quentin Road 

Preliminary Planned Development to permit a 3-story, 58-unit apartment building 

IV. COMMUNICATIONS 

V. ADJOURNMENT 
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I. CALL TO ORDER

Attendee Name Title Status Arrived
Conrad Hansen Plan Commissioner Present
Dennis Dwyer Chairman Present
Jane Robins Plan Commissioner Absent
Patrick Noonan Plan Commissioner Present
Teri Williams Plan Commissioner Present
Eric Friedman Plan Commissioner Absent
Rodney Bettenhausen Plan Commissioner Present
Robert Kolososki Plan Commissioner Present
Stephen Fedota Plan Commissioner Absent

II. APPROVAL OF MINUTES

1. Plan Commission - Regular Meeting - Jun 15, 2021 7:00 PM - Accepted
Accepted with suggested changes as noted by Chairman Dwyer

RESULT: ACCEPTED [UNANIMOUS]
MOVER: Conrad Hansen, Plan Commissioner
SECONDER: Patrick Noonan, Plan Commissioner
AYES: Hansen, Dwyer, Noonan, Williams, Bettenhausen, Kolososki
ABSENT: Robins, Friedman, Fedota
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III. PUBLIC HEARING

1. 1311-1329 N. Rand Road - Recommended to Approve
Chairman Dwyer read the notice of public hearing that was published in the Daily 
Herald on June 18, 2021 and mailed to the owners of the surrounding properties.

The following petitioner’s exhibits were introduced:
1. Application
2. Plat of Survey
3. Site Plan and Elevations
4. Elevation 1
5. Elevation 2
6. Elevation 3
7. Sample Unit Layout
8. Sample Unit Layout
9. Public Notice

Sworn in Petitioner Mr. Greg Orput of Orput Companies and Savas Er, 
Principal with the shopping center owner - North America Real Estate

Mr. Er states that North American Real Estate has been in business since 1988. 
They have completed over 80 projects and owns 25 shopping centers. The 
property was purchased in 2018. He noted that since the past tenants, TJ Maxx 
and Whole Foods moved out, the shopping center has been in distress. Mr. Er 
discusses the challenges in finding occupants for the vacant spaces. He also 
points out traffic patterns near the shopping center that hinder prospective 
tenants from leasing the spaces. Mr. Er points out that the retail industry is not as 
viable as it once was, and the new trend is for out parcels. Mr. Er states that Mr. 
Orput filed a petition to allow a self-storage company at the south side of Park 
Place Shopping Center. He also talked about adding out parcels in the center 
that would create new interests for the shopping center. 

Mr. Orput discussed the petition and the layout. They are looking to construct an 
80,000 square foot facility. He presents the site plan of the proposed self-storage 
facility and explains several features such as parking, the small lot parking lot 
expansion behind the facility that would be used for rental truck parking, 
additional landscaping and an 8’ fence around the parking lot expansion and on 
the eastern property line. He explains that there would be a leasing office with 2-
3 employees. There would be interior loading and unloading. The units would be 
climate controlled and have security cameras with a key code access. Mr. Orput 
states that the self-storage facility solidifies the center and fulfills a public need. 

Mr. Kolososki asks how other locations that have this type of facility are fairing.

Mr. Orput introduces Mr. Mike Siurek, his partner, to answer this question. Mr. 
Sieruk is sworn in. 
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Mr. Siurek states that the self-storage facility is a healthy opportunity and 
averages a 90% occupancy. He explains that most customers come from a 5-
mile radius and usually stay. It is a very good, repetitive income stream and 
fulfills a public need. All of their centers are doing well. 

Mr. Noonan asks about the loading and unloading areas, and asks to clarify if the 
rear dock that is used for semi-trailer unloads would also have access for smaller 
box trucks and vans.
Mr. Siurek states that there would be plenty of room in the back area to park and 
unload.

Mr. Bettenhausen asks if the general access would be through the loading area.
Mr. Siurek explains that the office area is to sign contracts and get their access 
codes and access to the storage lockers is through the dock areas.

Sworn in staff - Ms. Katie Rivard

Ms. Rivard reviews the business operations. She confirms that the end user has 
not been finalized/identified at this time. Based on a storage facility tenant, the 
hours of operations would be Monday-Friday 9:00am - 6:00pm and 9:30am - 
5:00 pm Saturday and Sunday. The access limit is 10pm. There would be 2-3 
employees. The units would be climate controlled and the building will have 
interior loading and unloading with security cameras and key code access. She 
states that signage for the use would follow the Cook County C-4 sign code. 

STAFF RECOMMENDATION:
In addition to the Village’s B-2 use list, Park Place follows the Cook County 
Zoning Ordinance C-4 - General Commercial District use list. With that being 
said, self-storage uses are not contemplated in either use lists. The intent of 
Cook County’s C-4 district is to provide sites to be used as primary shopping 
centers; and, the intent of the Village’s B-2 district is to provide areas for 
business establishments, which offer retail convenience goods and services to 
residents located in the general vicinity of the district. While the proposed use 
does not directly align with the intentions of the districts, the shopping center 
owner has identified the proposed use as a potential alternative. In addition to the 
proposed use, there are also specific façade improvements planned for the 
center to more closely align the proposed elevations and transition to the existing 
varying elevations of the center. Additionally, Staff has concerns with the 
proposed signage, as it may be excessive and exceed the allowable signage per 
Cook County’s sign code. 
The owner identifies the shopping center layout, existing vacancies, and 
changing national retail market as factor directly impacting the center’s 
occupancy. In addition, the owner also indicates that this section of the center 
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has been marketed for many years without success in refilling the former TJ 
Maxx and associated retail spaces. At one point, the school district was 
evaluating this portion of the center for a new school use. Furthermore, the 
owner indicates that proposed occupancy will not only generate foot traffic within 
the center, but also provide for the ability to create several smaller outparcels, 
which would align with the current retail demographics and needs. The proximity 
and access to surrounding multi-family uses is also seen as factors driving U-
Haul’s interest in this center.
Ultimately, the proposed self-storage use within the Park Place Shopping Center 
will remain a policy question for the Village Council. Therefore, Staff 
recommends action at the discretion of the Plan Commission, subject to the 
following conditions, 

1. The Planned Development Amendment and Special Use shall substantially 
conform to the site plan and elevations prepared by JTS Architects, dated 
06/04/2021, except as such plans may be changed to conform to Village Codes 
and Ordinances and appropriately transition to the existing elevations, as 
determined by the Director of Community Services.

2. The Park Place Planned Development use list shall be amended to add self-
storage use, as a Special Use. 

3. Any other self-storage use proposed instead of U-Haul shall require Village 
Council review and approval. 

4. All commercial rental vehicles shall be stored in the proposed northeast parking 
lot. 

5. The signage shall be revised in a manner acceptable to the Director of Planning 
and Zoning and in compliance with the Park Place Planned Development 
Ordinance requirements.  

6. Parking lot lighting will be required in a manner acceptable to the Village of 
Palatine. 

7. The final landscaping and screening plan shall be submitted in a manner 
acceptable to the Director of Planning and Zoning. Additional plantings shall be 
provided in the parking lot islands. 

8. An 8’ tall solid fence shall be installed around the parking lot expansion and 
along the eastern property line, in a manner acceptable to the Director of 
Planning and Zoning. 
Mr. Hansen asked for clarification about Condition #7.
Mr. Hansen asks the Petitioner is he can and will meet all requirements.

Chairman Dwyer clarifies Condition #5 and states that based on the site plan 
submitted the signage would have to be reduced.

Mr. Orput agrees and states that they would comply or request a variance if 
needed.  
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Mr. Orput would also like clarification if the process would have to start over if the 
tenant is anyone other than U-Haul.
Ms. Rivard states he would not have to go before the Plan Commission again but 
would have to be reviewed by Village Council.

Commissioner Dwyer made a motion to close the public hearing.

DISCUSSION:

Mr. Kolososki states that he likes the concept and believes it would work well in 
this shopping center. He also states it would be fulfilling a need.

Mr. Noonan states that the Village would love to add retail to the shopping center 
but a self-storage would fulfill the public need and the Village’s need for revenue. 

Commissioner Dwyer states that the retail needs have changed and consumers 
have turned to online shopping versus the once popular in-person shopping. 

Mr. Noonan made a motion to accept case # 21-45 with the (8) Conditions - 
2nd by Mr. Hansen; Unanimously approved.

Chairman Dwyer summarized that this request has met the standards and 
was unanimously approved by a vote of 6-0. This item will tentatively go to 
the Village Council on Monday, August 2, 2021. 

RESULT: RECOMMENDED TO APPROVE [UNANIMOUS] Next: 7/20/2021 7:00 
PM

MOVER: Patrick Noonan, Plan Commissioner
SECONDER: Conrad Hansen, Plan Commissioner
AYES: Hansen, Dwyer, Noonan, Williams, Bettenhausen, Kolososki
ABSENT: Robins, Friedman, Fedota
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IV. COMMUNICATIONS

V. ADJOURNMENT
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VILLAGE OF PALATINE 
Plan Commission 

 

SCHEDULED 07/20/21 07:00 PM 

 

CASE STAFF STATEMENT (ID # 6944) 

 Page 1 

1133 N. Grove Avenue 

CASE NUMBER: 2021-46 

 

PETITIONER:  Thomas Herzeau 

 

LOCATION:  1133 N. Grove Avenue 

 

PROPOSAL: Preliminary and Final Plat of Subdivision to permit a 3-lot single-
family residential development; and, 

Rezoning from R-1 Single-Family Residential to R-2 Single-Family 
Residential. 

Vacation of the approximately 40 feet of Coolidge Avenue right-of-
way, located directly east of 1133 N. Grove Avenue (Village of 
Palatine, Petitioner) 

 

ZONING AND LAND USE:  R-1 Single-Family Residential 

 

SURROUNDING CONDITIONS:  

North: R-1 Single-Family Residential; Planned Development (Eagle Point Estates) 

South: R-1 Single-Family Residential 

East: Planned Development  

West: R-1 Single-Family Residential 

 

COMPREHENSIVE PLAN:  Single-Family Residential 

 

BACKGROUND: 

The Subject Property, approximately 0.89 acres, is one single-family vacant residential 

3.1
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Case Staff Statement (ID # 6944) 
Meeting of July 20, 2021 

 Page 2 

lot. The Petitioner, owner, is seeking to rezone the Subject Property from R-1 to R-2 
and subdivide the lot into three separate lots. Therefore, the Petitioner is seeking 
approval of the following:  

 

1. Preliminary and Final Plat of Subdivision to permit a 3-lot single-family 
residential development 

2. Rezoning from R-1 Single-Family Residential to R-2 Single-Family 
Residential 

3. Vacation of the approximately 40 feet of Coolidge Avenue right-of-way, 
located directly east of 1133 N. Grove Avenue  

 

ANALYSIS: 

Zoning and Site Design 

 The Subject Property is currently zoned R-1 Single-Family Residential and is one 
vacant single-family residential lot. The lot size is 38,574 square feet. 

 The proposed lots meet all of the bulk and setback requirements for the R-2 district. 
The following table provides an analysis of the proposed lots: 

 

 Proposed Lot 

Size  (9,000 sq. ft. for 

interior lots; 10,000 sq. ft. 

for corner lots) 

Lot Width (75’ for 

interior lots; 85’ for corner 

lots) 

Lot Depth  (110’ 

required) 

Lot 1  13,722 91.52’ 149.75’ 

Lot 2  11,988 80’ 149.85’  

Lot 3 12,814 85.45’ 149.95’ 

 

 Properties northwest, west, and southwest of the subject site remain mostly R-1 

zoning with larger lots (approximately 15,000 square feet or more). Recent 

developments to the north and south have been rezoned to Planned Development 

that generally conform to the R-2 residential requirements with regards to setbacks 

and bulk restrictions.  

 The Subject Property is located within the Northwest Sub-Area. This Sub-Area  
recommended R-2 zoning for this property.  

 As the Subject Property is east and adjacent to the unimproved, Coolidge Avenue 
right-of-way, the Village is recommending this area is vacated to the Petitioner as 
condition of the Subdivision and Rezoning. If approved by Village Council, the 

3.1
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Village would retain easement rights.  

 The unimproved, Coolidge Avenue right-of-way is 40’ x 150’ for a total of 0.14 acres 
(6,000 sq. ft.) With the additional right-of-way, the Subject Property would go from 
0.89 acres (38,574 sq. ft.) to 1.04 acres (44,547 sq. ft.). This would push the Subject 
Property past the 1 acre limit and site runoff and volume control requirements apply 
for the WMO requirements.  

 The Petitioner has indicated he is not interested in the right-of-way. Per the Public 
Works Department, the Village has no intentions to utilize this corridor and it is not 
continuous to the north or south.   

 

Engineering 

 The storm sewer will be installed to complete the necessary connections for 
services. 

 Sanitary will connect to the existing sanitary on the south side of Autumn Road and 
the west side of Grove Avenue. 

 Water service will connect to existing water service on the north side of Autumn 
Road. 

 Sidewalks shall be constructed along the frontage of each lot. Parkway trees would 

be planted in accordance with Code.  

 

RECOMMENDATIONS: 

While several of the immediately adjacent properties remain R-1 zoning with larger lots, 

the proposal is consistent with recent developments immediately north and south of the 

Subject Property. Additionally, the Subject Properties are located within Northwest Sub-

Area, which recommends that lots fronting Grove Avenue (south of North Avenue) be 

redeveloped within the Village’s current R-2 standards. Ultimately, the approval of the 

Vacation of the unimproved, Coolidge Avenue right-of-way will remain a policy decision 

for the Village Council. With that being said, Staff recommends approval of the 

proposal, subject to the following conditions:  

1. The development shall substantially conform to the Plat of Subdivision and the 

Engineering Plans prepared by Haeger Engineering, dated 04/21/2021 last 

revised 06/09/2021, except as such plans may be revised to conform to Village 

Codes and Ordinances.  

2. A Public Improvement letter of credit or appropriate security deposit shall be 
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 Page 4 

submitted in a manner acceptable to the Village Engineer. 

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. 

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

signatures and significantly conform to the Plat of Subdivision prepared by 

Norman J. Toberman & Associates, LLC.  

5. A Plat of Vacation shall be submitted on Mylar with the required signatures in a 

manner acceptable to the Village Engineer.  

6. A Subdivision Improvement Agreement shall be submitted. 

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

8. The Final Engineering Plans and Final Engineer’s Cost Estimate shall be revised 

in a manner acceptable to the Village Engineer. 

9. Cash-in-lieu of detention shall be submitted in a manner acceptable to the Village 

Engineer. 

10. Water recapture fees shall be paid in a manner acceptable to the Village 

Engineer. This amount is subject to change up to the date of the Village Council 

approval. 

11. Sanitary recapture fees shall be paid in a manner acceptable to the Village 

Engineer. This amount is subject to change up to the date of the Village Council 

approval. 

 
 
ATTACHMENTS: 

 Aerial Map 

 Application 

 Topographic Survey 

 Plat of Subdivision 

 Engineering Plans 

 Public Notice Subdivision 

 Public Notice Vacation 
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               CERTIFICATE OF PUBLICATION 
                                                                                                                        Paddock Publications, Inc. 

 

  Northwest Suburbs 

                                                             
 

       Corporation organized and existing under and by virtue of the laws of 

       the State of Illinois, DOES HEREBY CERTIFY that it is the publisher 

of the Northwest Suburbs DAILY HERALD. That said Northwest  

Suburbs DAILY HERALD is a secular newspaper, published in  

Arlington Heights and has been circulated daily in the Village(s) of: 

Arlington Heights, Barrington, Barrington Hills, Bartlett, Buffalo Grove, 

Deer Park,  Des Plaines,  Elk Grove,  Franklin Park,  Glenview,  

Hanover Park, Hoffman Estates,Inverness, Melrose Park,Morton Grove, 

Mt Prospect, Niles, Northbrook, Northfield, Northlake, Palatine,  

Park Ridge, Prospect Heights, River Grove, Rolling Meadows,   

Rosemont, Schaumburg,Schiller Park, South Barrington, Streamwood,  

Wheeling, Wilmette       

                

                

                

       County(ies) of Cook       

       and State of Illinois, continuously for more than one year prior to the 

       date of the first publication of the notice hereinafter referred to and is of 

       general circulation throughout said Village(s), County(ies) and State. 

 

       I further certify that the Northwest Suburbs DAILY HERALD is a  

newspaper as defined in "an Act to revise the law in relation to notices" 

as amended in 1992 Illinois Compiled Statutes, Chapter 715, Act 5,  

Section 1 and 5. That a notice of which the annexed printed slip is a true 

copy, was published 07/05/2021 

in said Northwest Suburbs DAILY HERALD. 

 

       IN WITNESS WHEREOF, the undersigned, the said PADDOCK 

       PUBLICATIONS, Inc., has caused this certificate to be signed by, this 

       authorized agent, at Arlington Heights, Illinois. 

 

       PADDOCK PUBLICATIONS, INC. 

       DAILY HERALD NEWSPAPERS 

 

 

 

       BY ______________________________________________ 

      Designee of the Publisher and Officer of the Daily Herald 

 

       Control # 4566402 
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               CERTIFICATE OF PUBLICATION 
                                                                                                                        Paddock Publications, Inc. 

 

  Northwest Suburbs 

                                                             
 

       Corporation organized and existing under and by virtue of the laws of 

       the State of Illinois, DOES HEREBY CERTIFY that it is the publisher 

of the Northwest Suburbs DAILY HERALD. That said Northwest  

Suburbs DAILY HERALD is a secular newspaper, published in  

Arlington Heights and has been circulated daily in the Village(s) of: 

Arlington Heights, Barrington, Barrington Hills, Bartlett, Buffalo Grove, 

Deer Park,  Des Plaines,  Elk Grove,  Franklin Park,  Glenview,  

Hanover Park, Hoffman Estates,Inverness, Melrose Park,Morton Grove, 

Mt Prospect, Niles, Northbrook, Northfield, Northlake, Palatine,  

Park Ridge, Prospect Heights, River Grove, Rolling Meadows,   

Rosemont, Schaumburg,Schiller Park, South Barrington, Streamwood,  

Wheeling, Wilmette       

                

                

                

       County(ies) of Cook       

       and State of Illinois, continuously for more than one year prior to the 

       date of the first publication of the notice hereinafter referred to and is of 

       general circulation throughout said Village(s), County(ies) and State. 

 

       I further certify that the Northwest Suburbs DAILY HERALD is a  

newspaper as defined in "an Act to revise the law in relation to notices" 

as amended in 1992 Illinois Compiled Statutes, Chapter 715, Act 5,  

Section 1 and 5. That a notice of which the annexed printed slip is a true 

copy, was published 07/05/2021 

in said Northwest Suburbs DAILY HERALD. 

 

       IN WITNESS WHEREOF, the undersigned, the said PADDOCK 

       PUBLICATIONS, Inc., has caused this certificate to be signed by, this 

       authorized agent, at Arlington Heights, Illinois. 

 

       PADDOCK PUBLICATIONS, INC. 

       DAILY HERALD NEWSPAPERS 

 

 

 

       BY ______________________________________________ 

      Designee of the Publisher and Officer of the Daily Herald 

 

       Control # 4566415 
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VILLAGE OF PALATINE 
Plan Commission 

 

SCHEDULED 07/20/21 07:00 PM 

 

CASE STAFF STATEMENT (ID # 6883) 

 Page 1 

874-920 N. Quentin Road 

BACKGROUND: 

The Petitioner, contact purchaser, is proposing a 3-story, 58-unit apartment building 

with underground and an above-ground surface parking lot. Therefore, the Petitioner is 

requesting:  

 Preliminary Planned Development to permit a 3-story, 58-unit apartment 

building 

Historical Land Uses, Including Previous Development approvals 

 With the exception of the 920 N. Quentin Road property (existing building on the 

NE corner of the property), which was annexed into the Village in 1994, the 874-

896 N. Quentin Road properties were annexed into the Village in 2002. 

Collectively, these properties historically functioned as a single-family home, 

commercial nursery, and a legal/real estate office.  It was previously zoned R-1, 

due to annexation into the Village and subsequently rezoned to Planned 

Development in 2002. 

 

 In 2002, the initial commercial Planned Development (Ordinance #O-43-02) 

memorialized the commercial uses on the property, which included the following:  

 

o Landscaping contractor’s yard; 

o Retail landscaping facility; and  

o Professional offices. 

 

 The 920 N. Quentin Road property was historically a single-family home and 

served as a contractor’s office during the construction of the Willow Glen Planned 

Development (1996).  It later transitioned into a professional office and later was 

unoccupied and listed for sale, since the last office use vacated the building. 
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Case Staff Statement (ID # 6883) 
Meeting of July 20, 2021 

 Page 2 

 In 2009, the Planned Development was rezoned to B-2 General Business district, 

subject to the removal of all of the previous buildings and improvements 

associated with the previous uses, which was also not implemented. 

 

 In 2011, the Subject Property (not including the 920 N. Quentin Road property) 

petitioned for another Planned Development (Ordinance #O-136-11) for an 

institutional use for a 75-unit Alzheimer’s/memory care use and an associated 

parking lot.  In 2012, the plan was amended to reduce the unit count to 69.  

Similar to the proposed development, the proposed facility was 3 stories and had 

58 parking spaces.  Ultimately, the project was not implemented. 

 

 The subject site is surrounded by single-family residential properties to the east 

and west and multi-family properties to the north, across Poplar Street. The 

property to the south is zoned B-2 General Business and functions as a real 

estate office.  With the exception of the homes at 897 and 907 N Quentin Road, 

the properties east of Quentin Road are in unincorporated Cook County.   

Comprehensive Plan Recommendation 

 The Future Land Use map identifies business uses for 920 N. Quentin Road and 

multi-family for 896 N. Quentin Road and the adjacent properties were approved 

for the memory care use through Planned Development in 2011.  As previously 

noted, it was ultimately never initiated or implemented.  As the future land use 

categories do not include a listing for senior housing or memory care uses, the 

designation was a reflection of the approved memory care use.  This designation 

is consistent with the other similar uses in the Village including Greencastle of 

Palatine, Grand at Twin Lakes, and Solstice Senior Living at Palatine. 

Site Plan 

 The subject site is approximately 2.53 acres (110,333 sq. ft.).  

 

 The proposed building will contain 58 units - 24 1-bedroom units (725 sq. ft.), 19 

2-bedroom units (1,060 sq. ft.), and 15 3-bedroom units (1,326 sq. ft.). Per the 

Petitioner’s development narrative, the development would be a Section 42 Low 
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Case Staff Statement (ID # 6883) 
Meeting of July 20, 2021 

 Page 3 

Income Housing Tax Credit (“LIHTC”) multi-family rental housing development.  

 The Petitioner has referenced the R-3 (multi-family) setbacks on the site plan. 

The proposed setbacks are (with the minimum R-3 setbacks noted): 

o Front Yard (Poplar Street) = ~64’ (min. 30’) 

o Rear Yard = ~216’ (min. 20’ - corner) 

o Side Yard Abutting a Street (Quentin Road) = ~25’-48’ (min. 25’) 

o Side Yard = ~75’ (min. 25’) 

 

 The proposed height is approximately 35’ tall (3 stories with a “basement”). The 

R-3 district permits 4 stories not to exceed 50 feet.  It will be 36 feet to the top of 

the parapet wall.  No information on type and placement of the roof top HVAC 

units was provided as part of Preliminary Planned Development. 

 The proposed FAR is .62. Maximum FAR permitted in the R-3 district is .50.  Per 

the Zoning Ordinance requirements, floor area ratios are indicative of bulk 

control.  Also, the R-3 district requires a minimum lot area per dwelling unit 

required for multi-family developments, determined by the number of bedrooms 

per unit.  This is intended to provide enough land for the development, 

infrastructure, and amenities.  Based upon the proposed apartment-bedroom 

profiles, the proposed development would require 3.92-acres.  At 2.53-acres, this 

requirement is not met and the land area for the proposed development is 

smaller than the minimum required lot area per dwelling unit. 

 On-site amenities for the proposed apartment building include a playground area, 

outdoor patio with tables and a grill station, community room, exercise room and 

storage rooms (2 storage rooms and storage in the basement). The outdoor patio 

area will face Quentin Road. The proposed location for the outdoor area is 

located on the east side of the development, likely in deference to the single-

family residential properties to the west.  Staff also notes that the outdoor patio is 

in the side yard abutting a street and is not considered to be a permitted 

obstructions.   Per the site plan, at its closest point, the outdoor patio is within 5 

feet of the Quentin Road property line. 

 

 While there is a similar patio and outdoor area at the Clayson apartment complex 

to the north, it is located approximately 28 feet from the front property line and 

within an interior side yard. 
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 A freestanding sign is proposed at the corner of Quentin and Poplar.  No details 

about this sign were provided as part of Preliminary Planned Development. 

Proposed and Surrounding Density 

 The Subject Property is 2.53 acres.  With 58 proposed units, the overall gross 

density is 22.9 units per acre.  With the exception of the downtown 

developments, within the TOD area and Spruce Village along the Rand Road 

corridor, the typical multi-family and townhouse densities in the Village range 

between 7-8 units per acre. 

 

 Within the immediate area of the proposed development, there are other multi-

family developments, located north of Poplar Street and south of Dundee Road, 

as follows: 

 

 

o The Clayson development (north of Poplar Street) was annexed from 

unincorporated Cook County, with the apartment complex already 

completed.  It is 448-units located on 28.4 acres and provides an overall 

density of 15.7 units/acre.   

 

o The Willow Glen townhouse development is northwest of the Subject 

Property along Poplar Street.  It contains 40 units and is located on 10.56 

acres.  This provides an overall density of 3.78 units/acre. 

 

o Finally, to the west of Willow Glen, there is another multi-family 

development, known as Knollwood.  Access to Knollwood is from Dundee 

Road.  It contains 236 units on 24.281 acres, for an overall density of 

9.791 units/acre.   

Required Parking and Traffic considerations 
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 The proposed project will have 121 parking spaces total - 64 underground 

parking spaces and 57 surface parking spaces. The parking ratio is 2.1 stall/unit 

or 116 spaces.  Multi-family requires 2 space per unit without garages, and 2.25 

spaces with garages.  A trash enclosure in the parking garage is also included in 

the plan. 

 The Petitioner has submitted a Parking and Traffic Narrative (Prepared by 

Northpoint Development) for the proposed development. Per the Petitioner’s 

narrative, the development will need only 80 parking spaces (not including guest 

spaces). The Traffic Narrative indicated that this is calculated based on unit size 

and tenant income.  Per the Zoning Code, only 5 spaces are provided for guest 

parking or .086 guest parking spaces/unit.  With minimum compliance for 

required parking, Staff also notes that the proposed parking makes no 

accommodation for visitor or guest parking, excepting the reliance upon the 

developer’s experience elsewhere. 

 

 The development is accessed at two separate full-access points, with the first 

located at the northwest corner of the development, with access to Poplar Street. 

The second full access is south of the proposed apartment building, with direct 

access to Quentin Road.  Quentin Road is controlled by the Cook County 

Highway Department.  This section of Quentin Road is under 40 miles per hour 

speed limit control.  Staff is also concerned about the access to Quentin Road for 

58 units and the lack of deceleration lane, as part of the proposed development. 

 

 

 While it did not include the 920 N. Quentin Road property, the previous memory 

care Planned Development derived its access solely through two curb cuts from 

Quentin Road.  This included a full access on the northern end the development 

and a one-way exit only on the southern side.  The anticipated traffic associated 

with the memory care use would have been low volume, consisting of 

employees, service vehicles, and visitors.  None of the residents would have had 

vehicles. 

 

 Staff is also concerned about the proposed traffic generation onto Poplar Street 
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and the added vehicle trips associated with the 58-units, using Poplar Street.  

Also, the stacking dimension from Poplar Street to access the underground 

parking is approximately 24 feet and would allow one vehicle to queue prior to 

turning east to access the underground garage.  This has the potential to lead to 

vehicle safety concerns, with turning and access conflicts between the garage 

and cars entering or exiting to Poplar Street.  The two-way access to the garage 

is only 20 feet wide. 

 

 Staff also notes the absence of any public transportation in proximity to the 

development.  There are no existing or proposed PACE bus service lines 

anywhere proximate to the development.  Also, the Metra Station is not within 

proximity of the proposed development, as it is approximately 1.5 miles from the 

Subject Property. 

Landscaping/Screening 

 Plantings, such as trees and/or arborvitaes, and fencing along the western 

property line are shown on the proposed landscape plan.   

 

 7 over-story trees are provided throughout the parking lot (6 are required).  

 

 As an existing condition, there is an approximately ten (10) foot grade differential 

down from the proposed location of the apartment building to the single-family 

residential properties to the west.  This will further exacerbate the proposed 

height of the apartment building and impact to the surround residential 

properties.   

Engineering 

 Storm sewer will connect to existing manholes on the west side of Quentin Road 

and the southern side of Poplar Street. A Cook County permit would be required.  

 Sanitary will connect to existing services on the south side of Poplar Street. 

 Water service will connect to existing services on the south side of Poplar Street. 

 The Site Plan contemplates a 1,200 square-foot fenced play area, within one foot 
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of the proposed stormwater detention area.  While the site dimensions, 

stormwater detention requirements, and required parking significantly limiting the 

location of a fenced play area, Staff is concerned about the direct adjacency to 

the detention area and 5.5 foot grade difference from the play area to the 

detention pond. 

RECOMMENDATION 

Staff is concerned with the overall density and massing of the proposed building at this 

location, which is impactful, given its proximity to single-family residential to the west.  

While the Comprehensive Plan outlines the future land use of a portion of the 

development area as multi-family, the Comprehensive Plan recommendation was 

reflective of the approved memory care/assisted living facility. Additionally: 

 The density far exceeds the apartment complex to the north and the other 

existing multi-family developments in the area.   

 The proposed FAR exceeds the maximum allowed in the multi-family district of .5 

FAR. The proposed development would require 3.93 acres for the development 

to meet the minimum lot area/dwelling unit.   

 Additionally, there is a sizable grade difference (approximately 10 feet) between 

the proposed building foundation and the single-family residential to the west. 

Combined with the building height of 36 feet, the building being setback 

approximately 50 feet from the west property line, the view and impact of this 

building will be substantial. 

 The memory care/assisted living facility was a more passive use, with limited 

traffic, whereas the proposed development will generate much more traffic.   

 With the exception of the stormwater detention areas and front yard setback, 

there is no real open space or community assets to the proposed site plan. 

 The access onto Poplar Street could potentially create conflicts and impact the 

existing single-family residential traffic, as the only ingress/egress to Quentin 

Road for residences on Poplar, Franklin, and Maple is via Poplar Street. 

Furthermore, Quentin Road has a maximum speed limit of 40 mph.  And, a 

deceleration lane coming from Quentin Road is not a component of the 

preliminary plans.  Per the Planned Development Design Standards, principal 

vehicular access points shall be designed to promote smooth traffic flow with 

controlled turning movements and minimum hazards to vehicular, bicycle and/or 

pedestrian traffic.  

 The development does not provide any substantive guest parking and the one 
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car queuing area from Poplar Street to the underground parking area, has the 

potential to create access and turning conflicts.   

Therefore, Staff recommends denial of the Preliminary Planned Development.  If the 

Plan Commission recommends approval, Staff would recommend the following 

conditions: 

1. The Preliminary Planned Development shall substantially conform to the 

Engineering Plans prepared by Vierbicher dated 04/08/2021, and the 

Architectural Plans prepared by Knothe Bruce Architects dated 01/20/2021 

last revised 04/13/2021, except as such plans may be revised to conform to 

Village Codes and Ordinances.  

2. A Plat of Consolidation/Subdivision shall be submitted in a manner 

acceptable to the Village Engineer. 

3. The Engineer’s of Probable Cost shall be submitted in a manner acceptable 

to the Village Engineer.  

4. The Final Landscape Plan shall be submitted in a manner acceptable to the 

Director of Planning and Zoning. Additional plantings, such as trees, 

evergreens and/or arborvitaes shall be installed along the western property 

line.   

5. An Auto-Turn Exhibit shall be submitted in a manner acceptable to the Fire 

Marshal.  

6. The required Letters of Credit and other all fees shall be submitted in a 

manner acceptable to the Director of Planning and Zoning.  

7. MWRD, Cook County, and NCCSWC permits are required. 

8. In conjunction with the Final Planned Development application process, the 

Petitioner shall submit a construction management plan and schedule in a 

manner acceptable to the Village of Palatine.  

9. If deemed necessary by the Village Engineer and in conjunction with the Final 

Planned Development application process, the Petitioner shall submit a 

Traffic Impact Study in a manner acceptable to the Director of Planning and 

Zoning.  The developer should anticipate possible road improvements being 

required for Poplar Road.   

10. A final fencing plan shall be submitted in a manner acceptable to the Director 
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of Planning and Zoning.  

11. The Petitioner shall submit a stormwater management and maintenance plan 

in a manner acceptable to the Village Engineer. 

 12. The playground location will be reconsidered to provide additional separation 

from the detention basin. 

13. The petitioner shall provide a detailed sign plan for the entire site.  

Information on the freestanding sign and wayfinding signage for the property 

shall be provided in the plan.  

 
 
ATTACHMENTS: 

 Aerial Map 

 Application 

 Detailed Project Description 

 Petitioner Response Letter 04-20-21 

 Combined Drawings (Plat of Survey, Engineering, Elevations, Floor Plans) 

 Palatine Parking and Traffic Narrative 6-14-21 

 Parking Demand Trips Palatine 6-14-21 

 Objection Email - Orofino 

 Objection Email - Harder 

 Objection Email - Novak 

 Objection Email - Fluhler 

 Objection Email - Picchiotti 

 Objection Email - Dagan Park Estates 

 Objection Letter - Palatine Lake Park Estates HOA 

 Objection Email - Pepper 

 Objection Email - Wippman 

 Objection Email and Letter - Murphy 

 Objection Email - Erins Glen THA 

 Objection Letter - Olander 

 Objection Email - Schnabl 

 Paper-based Petition Opposing Alliance Development 

 Letter of Support - Kleiva 

 Willow Glen HOA - Proposed Development Quentin Road 

 Public Notice 
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April 20, 2021 

Katie Rivard 
Village of Palatine Department of Planning and Zoning 
200 E Wood Street 
Palatine IL 60067 

RE: 896-920 N Quentin Road Site Drawings

Dear Ms. Rivard, 

Northpointe Development is pleased to re-submit our plans, in response to staff comments received in February 
2021, for an apartment building located at 896-920 N Quentin Road.  Attached you will find updated drawings 
including the site, grading, utility, landscaping, and unit plans as well as updated renderings of the building.  As you 
will see, we have included a rendering view from the perspective of the neighbors to the west.   

We believe that these changes will address staff concerns and deliver a high-quality development that the Village 
envisioned for this site.  The major changes include pivoting from pitched to a flat roof which will reduce the height 
of the building to 35’.  Included with the drawings is our building footprint compared to the previously approved 
Assisted Living Facility.  Our proposal has a smaller footprint, will be at least 10 feet shorter and our site includes 
the corner lot which adds over a half-acre vs the previous approval.  With this additional space we can provide 
adequate stormwater management, a sizable playground area, and an outdoor patio with tables and a gill station for 
the residents.  Also, the previous proposal as approved showed parking in front of the building with two curb cuts 
off Quentin.  We believe our plan will increase traffic flow in and around the site and be visually superior to the 
previously approved plan.   In addition to reducing the height, we shifted the building five feet to the East to give 
more space to the neighbors.  This change also allowed us to reduce the grade differential on the site and you will 
see that we have added a fence and significant landscaping along the west of the lot onto the site plan.    

The building will have superior amenities compared to other developments.  Besides having underground parking, 
our buildings always include a sizable community room, exercise room, and sufficient storage.  As you will see on 
the plans, we have identified two storage rooms in the building as well as storage in the basement.  Each unit will 
include a washer/ dryer, dishwasher, microwave, and internet will be provided to the tenants at no additional charge. 
We expect that this units will be highly desirable in market and per our third- party market study will lease quickly.  
We are projecting that the project will cost approximately $14,000,000 to build and will generate over $120,000 
annually in real estate taxes.   

Please let us know if you have any questions regarding our submission.  We would like to discuss next steps 
including going onto the schedules for Village meetings for review.   

Sincerely, 

Sean O’Brien 
Principal 
Northpointe Development Corporation 
www.northpointedev.com 
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E.W.C.  ELECTRIC WATER COOLER
EXIST.  EXISTING
EXP.  EXPANSION
EXT.  EXTERIOR
F.E.  FIRE EXTINGUISHER
FEC FIRE EXTINGUISHER CABINET
F.D.  FLOOR DRAIN
FIN.  FINISHED
FLR.  FLOOR
FNDN. FOUNDATION
F.O.C.  FACE OF CONCRETE
F.O.M.  FACE OF MASONRY
F.O.S.  FACE OF STUD
F.R.P.  FIBERGLASS REINFORCED PANEL
FT.  FOOT OR FEET
FTG.  FOOTING
GA. GAUGE
G.C.  GENERAL CONTRACTOR
G.T. GIRDER TRUSS
G.W.B.  GYPSUM WALL BOARD
GYP.  GYPSUM
H.B.  HOSE BIB
HCW HOLLOW CORE WOOD
HGT.  HEIGHT
H.M.  HOLLOW METAL
HORZ.  HORIZONTAL
HR HOUR
HTG.  HEATING
HVAC  HEATING/VENTILATION/AIR CONDITIONING
IBC INTERNATIONAL BUILDING CODE
IFC INTERNATIONAL FIRE CODE
IMC INTERNATIONAL MECHANICAL CODE
INSUL.  INSULATION
INT. INTERIOR
INV.  INVERT
JT.  JOINT
LAV.  LAVATORY

LLH LONG LEG HORIZONTAL
LLV LONG LEG VERTICAL
LS## LAZY SUSAN
LVP LUXURY VINYL PLANK
LVT LUXURY VINYL TILE
MATL.  MATERIAL
MAX. MAXIMUM
MC MEDICINE CABINET
MECH.  MECHANICAL
MFR. MANUFACTURER('S)
MH.  MANHOLE
MIN. MINIMUM
M.O.  MASONRY OPENING
MOD. MODULE
M.R.  MOISTURE RESISTANT
MTL.  METAL
N.I.C.  NOT IN CONTRACT
N.T.S.  NOT TO SCALE
O.C.  ON CENTER
O.D. OVERFLOW DRAIN
O.S.B. ORIENTED STRAND BOARD
OPP.  OPPOSITE HAND
P.C.  PRECAST CONCRETE
P.D.F.  POWER DRIVEN FASTENER
PLBG.  PLUMBING
P.T.  PRESSURE TREATED
PLWD.  PLYWOOD
PSF  POUNDS PER SQUARE FOOT
PSI POUNDS PER SQUARE INCH
Q.T.  QUARRY TILE
##R NUMBER OF STAIR RISERS
R.D.  ROOF DRAIN
REINF.  REINFORCING OR REINFORCED
REM. REMOVABLE
REQ'D. REQUIRED
R.O.  ROUGH OPENING
R. & S. ROD AND SHELF
SB## SINK BASE CABINET
SCW SOLID CORE WOOD
SF SQUARE FEET
SH. SHELF OR SHELVES
SIM.  SIMILAR
S.M.  SHEET METAL
SPECS. SPECIFICATIONS
SQ.  SQUARE
STD. STANDARD
STL.  STEEL
STOR. STORAGE
S.V. SHEET VINYL FLOORING
##T NUMBER OF STAIR TREADS
T&B TOP AND BOTTOM
T&G  TONGUE AND GROOVE
T.B.  TOP OF BEAM
TBM TRAFFIC BEARING MEMBRANE
T.O.A. TOP OF COLUMN
T.O.CMU TOP OF CMU
T.O.F.  TOP OF FOOTING
T.O.L. TOP OF LEDGE
T.O.P. TOP OF PIER
T.O.W.  TOP OF WALL
THRU.  THROUGH
TWF THROUGH WALL FLASHING
TYP.  TYPICAL
UNEXC. UNEXCAVATED
U.N.O.  UNLESS NOTED OTHERWISE
VB## VANITY BASE CABINET
VCT  VINYL COMPOSITION TILE
VERT.  VERTICAL
VWC  VINYL WALL COVERING
W WASHER
W## WALL CABINET
WCC## WALL CORNER CABINET
W/ WITH
WD.  WOOD
W/D STACKED WASHER / DRYER
W.H.  WATER HEATER
W/O  WITHOUT
WP WATERPROOF
WT  WEIGHT
W.W.F.  WIRE WELDED FABRIC
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PALATINE APARTMENTS
58 UNIT APARTMENT BUILDING

NORTH QUENTIN ROAD
PALATINE, IL 60067

PROJECT: PALATINE APARTMENTS
ADDRESS: N. QUENTIN RD., PALATINE, IL 60067
WORK DESCRIPTION: 3-STORY, 58 UNIT APARTMENT BUILDING W/ BASEMENT

PARKING

APPLICABLE CODES AND STANDARDS:
INTERNATIONAL BUILDING CODE (IBC) 2009
ADA 2010, ICC/ANSI A117.1-2009
NATIONAL FIRE PROTECTION ASSOCIATION (NFPA) 13 AND 13R

BUILDING SUMMARY:
RESIDENTIAL, GROUP R-2, VA CONSTRUCTION, WOOD FRAMED
STORAGE GROUP S-2, 1 LEVEL BASEMENT PARKING

BUILDING HEIGHT & AREAS:
R-2 MODIFIED ALLOWABLE HEIGHT (VA) = 4 STORIES
BUILDING HEIGHT = 3 STORIES
R-2/A  MODIFIED ALLOWABLE AREA (VA) = 21,000 SF

FLOOR AREAS:
BASEMENT FLOOR (R-2) = 22,834 SF
1ST FLOOR (R-2) = 22,834 SF
2ND FLOOR (R-2) = 22,834 SF
2ND FLOOR (R-2) = 22,834 SF
TOTAL AREA: 91,336 SF

(INCL BASEMENT)

FIRE RATINGS:
STRUCTURAL FRAME = 1 HR, 2 HR (S-2)
EXTERIOR WALLS = 1 HR
BEARING WALLS = 1 HR, 2 HR (S-2)
FLOOR CONSTRUCTION = 2 HR ABOVE S-2
FLOOR CONSTRUCTION = 1 HR ABOVE R-2
ROOF CONSTRUCTION = 1 HR
STAIR ENCLOSURES = 2 HR
ELEVATOR SHAFT = 2 HR
CORRIDOR WALLS = 1/2 HR MIN.
UNIT SEPARATIONS = 1 HR
FIRE WALL = 2 HR

T-1.1 TITLE SHEET

SITE

PLAT OF SURVEY
C-0.1 EXISTING CONDITIONS PLAN
C-1.1 SITE PLAN
C-2.1 GRADING AND EROSION CONTROL PLAN
C-3.1 UTILITY PLAN

L1.0 LANDSCAPE PLAN

ARCHITECTURAL

A-1.1 FLOOR PLANS
A-3.1 BUILDING SECTION
A-5.1 TYPICAL UNIT PLANS

RENDERINGS
MATERIAL BOARD

PROJECT INFOGRAPHIC SYMBOLSABBREVIATIONS SHEET INDEXCONTACTS

ARCHITECT:
Knothe & Bruce Architects, LLC
7601 University Avenue, Suite 201
Middleton, WI  53562
Contact: Kevin Burow
Phone: (608) 836-3690
E-mail: kburow@knothebruce.com

DETAIL CALLOUT

SECTION CUT

EXTERIOR ELEVATION

WALL TYPE

DOOR TAG

WINDOW TAG

ALUM. / WOOD WINDOW
TAGALX

REVISION CLOUD & TAG

EXTERIAL FINISH MATERIAL
TAG

DEVELOPER:
Northpointe Development
230 Ohio St., Ste. 200
Oshkosh, WI 54902
Contact: Sean O'Brien
Phone: (608) 332-5665

CIVIL ENGINEER:
Vierbicher Associates, Inc.
999 Fourier Drive, Ste 201
Madison, WI 53717
Contact: Justin Zampardi
Phone: (608) 821-5970
E-mail: jzam@vierbicher.com

LANDSCAPE DESIGNER:
Vierbicher Associates, Inc.
999 Fourier Drive, Ste 201
Madison, WI 53717
Contact: Justin Zampardi
Phone: (608) 821-5970
E-mail: jzam@vierbicher.com

© Knothe & Bruce Architects, LLC
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N. QUENTIN ROAD

57 PARKING STALLSFENCED PLAY AREA
40' X 30'

STORMWATER PROPOSED APARTMENT BUILDING
58 UNIT
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Palatine, IL
Site Concept

Northpointe
Development

N. Quentin Rd

0000

1
C-1.1 1" = 30'-0"

SITE PLAN
1 INCH =

GRAPHIC SCALE
0

(24X36 SHEET) FT30

30 60 90

Issued for City Submittal - January 20, 2021
Revised City Submittal - February 1, 2021
Reissued for City Submittal - April 13, 2021

SITE DEVELOPMENT DATA:

DENSITIES
LOT AREA 110,333 S.F. / 2.53 ACRES
DWELLING UNITS 58 UNITS
LOT AREA / D.U.            1,902 S.F./UNIT
DENSITY 22.9 UNITS/ACRE

GROSS RESIDENTIAL FLOOR AREA68,502 S.F. (NOT INCL. BASEMENT)

IMPERVIOUS SURFACE 57,193 S.F. (52%)
LANDSCAPED SURFACE 53,140 S.F. (48%)

BUILDING HEIGHT 3 STORIES

DWELLING UNIT MIX:
ONE BED 24
TWO BED 19
THREE BED 15
TOTAL 58 UNITS

VEHICLE PARKING :
UNDERGROUND GARAGE 64
SURFACE 57
TOTAL 121 VEHICLE STALLS

PARKING RATIO 2.1 STALLS/UNIT
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64 STALLS
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THREE BEDROOM
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UNIT MIX:
ONE BEDROOM      -  24
TWO BEDROOM     -  19
THREE BEDROOM   -  15
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Site Concept
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1
A-1.1 1/8" = 1'-0"

BASEMENT PLAN

2
A-1.1 1/8" = 1'-0"

FIRST FLOOR PLAN

3
A-1.1 1/8" = 1'-0"

SECOND AND THIRD FLOOR PLAN
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TYPICAL FIRST FLOOR SYSTEM (2 HR.)
· FINISHED FLOORING
· 3" STRUCTURAL CONCRETE

TOPPING
·PRECAST CONCRETE PLANK (2 HR)

TYPICAL SECOND & THIRD FLOOR SYSTEM (U.L. L521 1-HR)
·1" GYPSUM CONCRETE W/ 1/4" SOUND MAT THROUGHOUT
· 3/4" T&G PLYWOOD SUB-FLOOR GLUED AND NAILED
· ENGINEERED FLOOR TRUSSES
· 3 1/2" (MAX.) SOUND INSULATION (NOT SHOWN)
·RESILIENT CHANNEL AT 16" O.C., MAX.
· 5/8" TYPE 'C' GYP. BD. (SEE UL SYSTEM FOR SCREW REQUIREMENTS)

TYPICAL EXTERIOR WALL  (1 HR.):
·HORIZONTAL SIDING OR BRICK VENEER w/

MASONRY TIES @ 16" O.C. HORIZ. & 24" O.C. VERT.
·BUILDING WRAP ("TYVEK" OR EQUIV.)
· 7/16" O.S.B. SHEATHING, SEE STRUCTURAL
·· (CONTINUE TO TOP OF PARAPET FRAMING,

TYP.)
·R-5 1" RIGID INSULATION
· 2x6 STUDS @ 16" O.C.
·R-20 BATT INSULATION
· 6 MIL POLY VAPOR RETARDER
· 5/8" TYPE 'X' GYP. BOARD
(SEE U.L. # U356 FOR ADDITIONAL DETAILS)

TYPICAL CORRIDOR FLOOR SYSTEM (U.L. L512 1-HR)
·1" GYPSUM CONCRETE W/ 1/4" SOUND MAT
· 3/4" T&G PLYWOOD SUB-FLOOR GLUED AND NAILED
· 2x10 JOISTS W/ CROSS BRIDGING
· 5/8" TYPE 'C' GYP. BD.
(SEE UL SYSTEM FOR SCREW REQUIREMENTS)

DWELLING UNIT
1 HOUR

TYPICAL EXTERIOR BALCONY:
· 5/4x6 TREATED DECK BOARDS
· TREATED JOISTS.  SEE FRAMING PLANS
· EXTEND SPRINKLER PROTECTION TO BALCONIES

TYPICAL RAILING SYSTEM:
· ALUMINUM
·RAILING SUPPLIER TO PROVIDE ATTACHMENT

DETAILS FOR REVIEW
· SEE I.B.C. SECT. 1013 FOR ADDITIONAL

INFORMATION

CAST IN PLACE FOUNDATION WALLS:
·R-10 MIN. DRAINAGE BOARD
·FOUNDATION WATERPROOFING TO
TOP OF WALL
·POURED CONCRETE FOUNDATION
(SEE STRUCTURAL PLANS)

R21 MIN. SPRAY-FOAM INSULATION
@ EXTERIOR WALL WITHIN TRUSS
CAVITY, TYP.

TYPICAL DROPPED CORRIDOR CEILING:
(INSTALLED BELOW RATED CEILING ASSEMBLY)
·NON-COMBUSTIBLE CONSTRUCTION UNLESS SPACE

ABOVE DROPPED CEILING IS SPRINKLERED
· ACOUSTIC CEILING TILE

PARKING GARAGE
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2'
-03 4"

9'
-11 8"

2'
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9'
-11 8"

CORRIDOR
1 HOUR

CORRIDOR
1 HOUR

CORRIDOR
1 HOUR

A.C.T.
CEILING
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10
'-3

7 8"
10

"
10

'-3
7 8"

10
"

9'
-11 8"

2'
-6

"
5'

-6
"

DWELLING UNIT
1 HOUR

TYPICAL GARAGE FLOOR SYSTEM:
·4" CONCRETE SLAB
·6 x 6 x W1.4 x W1.4 W.W.F
·10 MIL POLY VAPOR BARRIER, SINGLE
LAYER w/ TAPED SEAMS
·GRANULAR FILL COMPACTED TO 95% DRY
DENSITY

6'
-8

"
7'

-0
"

7'
-0

"

SMOKE TRUSS COMPARTMENTALIZATION ABOVE PARTY WALL.
1/2" GYP. BOARD OR O.S.B. ONE SIDE OF TRUSS, EAVE TO EAVE.
-SEE SHEET A-1.4 FOR LOCATIONS
-SEE I.B.C. SECTION 718.4.2 EXCEPTION (3) FOR ADDITIONAL INFO.

PITCHED ROOF SYSTEM (1 HR):
·MEMBRANE ROOF - SEE GENERAL NOTES FOR IFA

REQUIREMENTS
·ROOF INSULATION - R-49 MIN
·1/2" OSB SHEATHING
·ENGINEERED ROOF TRUSSES @ 24" O.C.
· 6 MIL POLY VAPOR BARRIER
·1/2" RESILIENT CHANNELS @ 12" O.C.
· (1) LAYER 5/8" TYPE 'C' GYP. BOARD SECURED WITH 1"

MAX. SCREWS

8'
-4

" C
LE
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 M
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A
A-3.1 1/4"=1'-0"

BUILDING SECTION

1
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Typical Unit Plans

A-5.1

Palatine, IL
Site Concept

Northpointe
Development

N. Quentin Rd

0000

Issued for Review - March 23, 2021
Reissued for City Submittal - April 13, 2021

1
A-5.1 1/4" = 1'-0"

TYPICAL TWO BEDROOM UNIT PLAN - 1,060 SF2
A-5.1 1/4" = 1'-0"

TYPICAL ONE BEDROOM UNIT PLAN - 728 SF3
A-5.1 1/4" = 1'-0"

TYPICAL THREE BEDROOM UNIT PLAN - 1,326 SF

FINISH NOTES:

· UNIT BEDROOMS TO HAVE SHEET ROLLED CARPET
FLOORING

· KITCHEN, LIVING AREAS, UNIT HALLWAYS AND
BATHROOMS TO HAVE FAUX WOOD VINYL PLANK
FLOORING (LVT)

· UNIT BATHROOMS TO HAVE FIBERGLASS TUB/SHOWER
SURROUNDS

· APPLIANCES ARE INCLUDED AND INSTALLED - RANGE,
RANGE HOOD, MICROWAVE, DISHWASHER,
REFRIGERATOR, WASHER/DRYER AND GARBAGE DISPOSAL.
RANGES AND CLOTHES DRYERS WILL BE GAS FIRED. THE
RANGE HOOD WILL BE RECIRCULATING (VENTED).
REFRIGERATORS WILL INCLUDE ICE MAKERS/WATER
DISPENSERS.

· PLASTIC LAMINATE COUNTERTOPS AND CULTURED
MARBLE VANITY TOPS.

NOTE: UNIT PLANS SHOWN ARE TYPICAL FOR 1, 2, AND
3-BEDROOM UNITS.  SIMILAR UNITS WILL HAVE COMPARABLE
SQUARE FOOTAGE, FINISHES AND AMENITIES
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PMS 5493 PMS 423 PMS 159

PMS 7497

EXTERIOR MATERIAL SCHEDULE
BUILDING ELEMENT MANUFACTURER COLOR

6" COMPOSITE SIDING JAMES HARDIE GRAY SLATE

COMPOSITE TRIM

BRICK VENEER

COMPOSITE WINDOWS

ALUM. STOREFRONT

METAL DOORS/FRAMES
CAST STONE SILLS & BANDS

RAILINGS

4" COMPOSITE SIDING

COMPOSITE TRIM

COMPOSITE PANEL

MATCH ADJ.

JAMES HARDIE NAVAJO BEIGE

MATCH ADJ.

JAMES HARDIE NIGHT GRAY

CLOUD CERAMICS

TBD

TBD

TBD

ROCKCAST

TBD

CORONADO GRAY - MODULAR - VELOUR

BLACK

BLACK

MATCH ADJ.

RIESLING

BLACK

1

2

3
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5
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FIRST FLOOR
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11'-1 7/8"

THIRD FLOOR
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KEY PLAN

ISSUED

PROJECT TITLE

SHEET TITLE

SHEET NUMBER

PROJECT NUMBER
© Knothe & Bruce Architects, LLC

Phone: 
608.836.3690

7601 University Ave. #201 
Middleton, WI 53562

NORTHPOINTE
DEVELOPMENT

EAST MALL DR.
MACHESNEY PARK,
IL

EXTERIOR
ELEVATIONS
COLOR

A-2.4
0000

1/8" = 1'-0"A-2.4
1 PARTIAL NORTH ELEVATION - COLOR

1/8" = 1'-0"A-2.4
2 PARTIAL NORTH ELEVATION - COLOR

1/8" = 1'-0"A-2.4
3 EAST ELEVATION - COLOR

ROCKCAST
RIESLING

BLACK

CLOUD CERAMICS
CORONADO GRAY-MODULAR-VELOUR WINDOWS| DOORS

ALUMINUM RAILINGS
ALUMINUM STOREFRONT

1-COMPOSITE SIDING  & TRIM 2-COMPOSITE SIDING & TRIM COMPOSITE PANEL

BRICK VENEER

MATERIAL BOARD
NORTHPOINTE DEVELOPMENT

EAST MALL DRIVE
MACHESNEY PARK, IL

JANUARY 7, 2021

JAMES HARDIE
GRAY SLATE

JAMES HARDIE
NAVAJO BEIGE

JAMES HARDIE
NIGHT GRAY

CAST STONE SILLS & BANDS

North Quentin Rd 
Palatine, IL
January 20, 2021April 13, 2021        
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W
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PL

AR
 S

TR
EE

T

N. QUENTIN ROAD

57 PARKING STALLS
FENCED PLAY AREA

40' X 30'

STORMWATER

UNDERGROUND
GARAGE
PARKING
ENTRY

RETAINING WALLRETAINING WALL

RETAIN
IN

G
 W

ALL

RE
TA

IN
IN

G
 W

AL
L

CURRENT PLAN
(SHOWN SHADED)
35' TALL
22,834 SF FOOTPRINT

PREVIOUS PLAN
(SHOWN DASHED)
45' TALL
23,067 SF FOOTPRINT

PROPOSED APARTMENT BUILDING
58 UNIT

64 UNDERGROUND STALLS
3 STORIES

© Knothe & Bruce Architects, LLC
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Site Plan

C-1.1

Palatine, IL
Site Concept

Northpointe
Development

N. Quentin Rd

0000

1
C-1.1 1" = 20'-0"

SITE PLAN - ALTERNATE
1 INCH =

GRAPHIC SCALE
0

(24X36 SHEET) FT20

20 40 60

Issued for Review - January 12, 2021
Revised Alternate Plan - March 4, 2021

APP-1
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June 14, 2021 

 

Katie Rivard 

Village of Palatine Department of Planning and Zoning 

200 E Wood Street 

Palatine IL 60067 

 

RE: Parking and Traffic Narrative 896-920 N Quentin Road 

 

Dear Ms. Rivard, 

 

Please accept this Parking and Traffic Narrative for our proposed multifamily development.  This memo is intended 

to detail the appropriateness of the amount of parking provided and the number of daily trips generated from our 

site. Since being established in 2009, Northpointe Development has developed over 1,100 units of housing.  

Approximately 800 of those units are family workforce like our proposal for N Quentin Road.  Our portfolio is 

currently over 98% occupied which not only gives us great data on the amount of parking being utilized at our 

projects but also shows that we offer the proper amount of amenities (including parking), quality housing, and 

management to keep our properties full and well maintained over the long term.   

 

The housing tax credit program was created in 1987 and has built over 2.3 million units throughout the county.  Best 

practices show that a workforce housing property generally needs a 1.5 or 1.6 ratio on parking spaces to units for 

residents and visitors.  However, we have studied the parking uses of our portfolio and have developed a more 

detailed formula.  This formula calculates resident parking needs based on unit size and tenant income and has been 

attached for our proposed project.  This formula shows that the residents, not including spaces for visitors, will need 

approximately 80 total parking stalls.  Our proposal includes 121 total spaces including 64 underground spaces.  At 

2.1 spaces per unit our proposal maybe over parked and our total green space could be increased.  Also, if the 

residents are expected to need approximately 80 stalls most of the residents will be parked underneath the building 

reducing the neighborhood visual impact of the development. 

 

To estimate the project’s effect on traffic and number of trips we referenced two recent Traffic Studies that have 

been completed for Northpointe.  Both Studies have been attached for your reference.  The most recent and most 

comparable study was completed in January of 2021 for a 64 unit, 3-story multifamily building in Machesney Park, 

Illinois.  That study used the ITE Manual to generate new trips from the property in both Peak AM and PM times.  

Based on the numbers from that study our project is estimated to produce the following number of trips.     

 

 

 

 
  

 

 

The Machesney Park Study showed that the project was going to add a relatively few number of additional trips 

overall and that they effect of these trips would have on the studied intersections would be minimal.  The general 

location of this site was business commercial area with access to a residential neighborhood.  The second study 

submitted analyzed a two-way stop controlled intersection in the Village of McFarland, WI and the effects of that 

control and traffic with the addition of 110 multifamily units and Public Safety Building.  This site is in a majority 

Land Use ITE Code

Dwelling 

Units

AM   

Peak Hour

PM 

Peak Hour

In Out In Out

Multifamily Housing 220 58 6 22 23 14

Total New Trips 6 22 23 14
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residential area at the intersection of a major and minor street.  The two-way stop sign was on the minor street and 

no stop sign on the major street somewhat similar to the corner of W Poplar Road and N Quentin Road.  This study 

showed that the two-way stop was sufficient in both a current and future build scenarios.   In our opinion, both of 

these studies should give the Village comfort that our proposed use will have a relatively low and insignificant 

impact to traffic and would not add delays are the need for any road modifications or intersection controls. 

 

Please let me know if you have any questions or comments.   

 

Sincerely, 

 

 

 
 

Sean O’Brien 

Principal 

Northpointe Development Corporation   

www.northpointedev.com 
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Housing Tax Credit FAMILY PARKING
Palatine
1 Bedroom Stalls Per Unit Units Total Needed

30% 0.4 9 3.6
50% 0.82 10 8.2
60% 1 1 1
80% 1.09 4 4.36

2 Bedroom
30% 0.8 3 2.4
50% 1.58 9 14.22
60% 1.8 0 0
80% 2 7 14

3 Bedroom
50% 1.53 4 6.12
60% 1.6 2 3.2
80% 2.5 9 22.5

58 79.6 Stalls Needed
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From: Marcus Orofino  

Sent: Thursday, July 8, 2021 9:13 PM 

To: Katie Rivard <KRivard@palatine.il.us>; Tim Millar <TMillar@palatine.il.us> 

Cc: Ben Vyverberg <BVyverberg@palatine.il.us>; Michael Jacobs <MJacobs@palatine.il.us>; Grace 

Orofino  

Subject: Public Hearings: 874-920 N. Quentin Road - File No. 21-05 

 Tim and Katie, 

  

I'm emailing you regarding the Public Hearings: 874-920 N. Quentin Road - File No. 21-05 on 

Tuesday July 20th at 7PM.  

  

My understanding of the proposal is that a three-story 58-unit apartment complex with 116 

parking spots is proposed to be built directly behind my home. By adding a 58-unit apartment 

this could potentially mean a 10X population increase to the neighborhood in a very concentrated 

way. I’ve been in my home at 913 Franklin Avenue since January 2018 and have enjoyed it and 

the neighborhood quite a lot. We’ve tried our best to beautify the neighborhood as well as create 

a good home for my wife and our future family. When we purchased our home, we realized that 

since there was a vacant lot at the back, there would likely be construction and a structure erected 

at some point. However, given the size of the lot I would have never imagined a proposal for an 

apartment complex of this magnitude. This is the first home that my wife and I have owned and 

we’re just beginning to get situated with life and now this is calling into question the 

implications this could have on our future. I have concerns with the population density increase, 

implications to the dynamics of the neighborhood, impacts it could have to traffic patterns, 

increased potential for crime due to so many individuals in a small area, light pollution, a loss of 

privacy, and potential impacts to my home value which could put significant financial strain on 

my family and our ability to sell the home if we should want to move someday. I plan to make 

all of these concerns known during the hearing, but I wanted to share with you some of my 

thoughts with you leading up to the hearing given time seems to move so fast these days. Thank 

you for hearing my concerns, your time, and your consideration. If you have any questions, I’d 

be more than happy to talk with you on the phone and I'd greatly appreciate any 

support/perspective you have on this matter. 
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1

Ben Vyverberg

Subject: FW: Quentin Road Planned Development 874-920 N. Quentin

 

 

From: John R Novak   

Sent: Tuesday, July 13, 2021 2:13 PM 

To: Katie Rivard <KRivard@palatine.il.us>; Ben Vyverberg <BVyverberg@palatine.il.us>; Jim Schwantz 

<JSchwantz@palatine.il.us>; Tim Millar <TMillar@palatine.il.us>; Scott Lamerand <SLamerand@palatine.il.us>; Doug 

Myslinski <dmyslinski@palatine.il.us>; Kollin Kozlowski <KKozlowski@palatine.il.us>; Greg Solberg 

<GSolberg@palatine.il.us>; Brad Helms <BHelms@palatine.il.us>;  

Subject: Quentin Road Planned Development 874-920 N. Quentin 

 

I am writing as a concerned citizen and voter, living in Palatine, as to the proposed apartment building being 

considered on N. Quentin Rd (west side), between Northwest Hwy on the south, and Poplar on the north.  My 

concerns and objections encompass the following subjects: 

• Increased traffic on Franklin, Maple, Poplar and Quentin: since the ingress/egress to/from the new 

development will be off Poplar, there will be increased traffic on all streets, but primarily on Franklin, 

Maple and Poplar, as vehicles use these streets to enter and exit the parking facility off of Poplar.  With 

parking for over 100 vehicles, such an increase in vehicular traffic on Franklin, Maple, Poplar and 

Quentin poses numerous concerns. Franklin, Poplar and Maple were not built to accommodate increased 

traffic, and there are little to no pedestrian sidewalks.  This increases the possibility and likelihood of 

accidents and injuries.   

• Impact to existing properties: our community is served primarily by single family homes and 

townhomes.  A multi-story "city-like" apartment building with such a high occupancy density will 

detract from the residential appeal of our neighborhood.   

• Drain on community resources: increased residents will utilize greater community resources.  At whose 

cost? 

• Lack of infrastructure: With such a large number of units being considered, what thoughts have been 

given to increased infrastructure needs for the surrounding community?  Again, at whose cost? 

• Impact studies: have environmental, traffic, safety, noise, density, etc. studies been conducted and 

studied to fully understand the impacts and solutions needed? 

I think it's time for the Village leaders to know and understand the communities they serve, and to listen to and 

involve members of these communities, in such decisions, so that all party's interests are addressed. 

 

Respectively, 

John R Novak 

852 N Franklin Ave 
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Virus-free. www.avast.com  
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DAGAN PARK ESTATES TOWNHOME ASSOCIATION 
812 – 868 N. FRANKLIN AVE. 

841 – 883 N. MAPLE AVE. 

 

July 13, 2021 

 

Village of Palatine 
200 E. Wood St. 
Palatine, IL 60067 
 
TO:  Katie Rivard, Planner at the Village of Palatine krivard@palatine.il.us 
Ben Vverberg, Head of Zoning at Village of Palatine bvyverberg@palatine.il.us 
Jim Schwantz, Mayor jschwantz@palatine.il.us 
Tim Millar, District 1 councilman tmillar@palatine.il.us 
Scott Lamerand, District 2 councilman SLamerand@palatine.il.us 
Doug Myslinski, District 3 councilman dmyslinski@palatine.il.us  
Greg Solberg, District 4 councilman gsolberg@palatine.il.us 
Kollin Kozlowski, District 5 councilman KKozlowski@palatine.il.us 

Brad Helms, District 6 councilman bhelms@palatine.il.us 

 
FROM: Dagan Park Estates Townhome Association 
 
RE: Proposed Development, North Quentin Rd, North of Northwest Hwy, South of Poplar 
 
On behalf of the Dagan Park Estates Townhome Association, a 24 unit townhome complex on 
North Franklin Street and North Maple Street, I am writing to you to express the Association’s 
stance on the proposed apartment development as referenced above.  Our issues center on the 
following points: 

• Increased traffic on Franklin, Maple and Poplar: since the ingress/egress to/from the new 

development will be off Poplar, there will be increased traffic on all these streets, as 

vehicles use these streets to enter and exit the parking facility off of Poplar.  This 

increases the possibility and likelihood of accidents and injuries. 

• Nature of the existing community: our community is served primarily by single family 

homes and townhomes.  A multi-story "city-like" apartment building with such a high 

occupancy density will detract from the residential appeal of our neighborhood. 

• Community resources: increasing the number of residents in this area, will utilize greater 

community resources.  At whose cost? 

• Lack of infrastructure: are the streets, sidewalks, water retention ponds and culverts, and 

so forth, built to properly accommodate the anticipated increase in the usage of such 

infrastructure, that will result from a new 58 unit, multi-resident apartment complex, with 

room for over 100 additional vehicles? 

• Impact studies: have the proper environmental, traffic, safety, noise and density studies 

been conducted and studied to fully understand the impacts and solutions needed? 
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DAGAN PARK ESTATES TOWNHOME ASSOCIATION 
812 – 868 N. FRANKLIN AVE. 

841 – 883 N. MAPLE AVE. 

 

• Pedestrians: many community members take daily walks, or walk their dogs along the 

aforementioned streets, many without walkways, thus utilizing the actual roadway.  

Accommodations should be considered as part of this initiative. 

Given the significant nature of such a development, we are grateful that our elected and 

appointed leaders are offering us this opportunity to be heard on this proposed development.  

We are certain that when all party’s interests are heard and understood, a meeting-of- the-

minds can be achieved, resulting in the best outcome for the greatest number of those 

impacted. 

 

Sincerely, 

Board of Directors 

Dagan Park Estates Townhome Association 
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Ben Vyverberg

Subject: FW: 58 unit Planned Development@ Porter &Quentin

 

 

From: Christine Magoncia 

Sent: Wednesday, July 14, 2021 4:34 PM 

To: Ben Vyverberg <BVyverberg@palatine.il.us> 

Subject: 58 unit Planned Development@ Porter &Quentin 

 
Council Members and Palatine Residents: 

 

My name is Christine Magoncia. I am the Treasurer of  

ERIN’S GLEN TOWN HOME ASSOCIATION; I have been asked to speak for our association. We are collectively AGAINST the planned housing unit of 

58 units at the corner of Poplar and Quentin. 

 

First, we have to ask each council member; HAVE YOU DRIVEN THROUGH OUR NEIGHBORHOOD?  WE DO NOT BELIEVE ANY MEMBER CAN 

MAKE A SOUND DECISION IF THIS HAS NOT BEEN DONE. We firmly believe in due diligence and we expect this of our leaders.    

 

1. While we an association of only 4 units we are already impacted by the most traffic on Franklin Avenue than any of the Residents on Franklin Avenue. Our 

Association shares an easement with both an office complex (one might recognize it by the big pot of gold on NWH) and A Closer Bond Day Care 

Center.  We experience EXCESSIVE and dangerous traffic all day long from both business.Cars are always speeding in and out of our driveway. The delivery 

trucks are worse. Sometimes, there are near accidents turning on to Franklin when patrons of A Closer Bond back out and either a T-Bone or head on head 

situation when cars turn East on to the driveway that is an ingress and egress to Franklin Ave. for our homes and the office complex.  Now add a portion of an 

additional 150+ cars to our neighborhood the traffic bottleneck that our 4 Townhomes are experiencing now will be like a back up on Northwest Highway or 

Quentin.  We have to ask. We do not see the reasoning for the Planning Committee entertaining a building of this scale and apartment type housing in a 

bedroom Community 

 

2. We have serious concerns with regard to all the water in the area. Again we have to express we are only an association of 4. While our Southern most unit 

nearest NWHY our northern most unit is adjacent to a creek. The sides of the creek walls are nearly vertical.  Water in this creek can have a steady flow after 

a heavy rain for 3 days our more. Having a Housing project with a retention pond draining in the creek just as our retention pond does the water will deepen 

and this attractive nuisance, children are curios, could put a Childs life in danger if not peril.  Drawing Palatine into litigation and the Apartment owner into 

litigation if the worst of outcomes happen if a curious child falls to their peril this would be tragic. There is precedent for a similar situation as our position 

successful litigation against Elk Grove Village concerning their retention ponds near flooding creeks. El Grove Lost. 

 

3.  Animal and Human safety that intersect.  If the 58 unit planned development is approved and animal are allowed the impact on our neighborhood will be a 

nightmare for the village.  I know recently the Village has been having hearings about excessive noise from A Closer Bond all prompted by an influx of 

complaint calls and letters.  Our parkway is not that long it is approximately the length of our four townhomes.  It has become the neighborhood dog 

run.  Garbage Day is on Thursday is garbage day.  Wednesday nights we go our and clean up the parkway.  One time we weighed the bag it was filled with 

nearly 2-1/4# of dog feces. 

 

Now for the intersection, we assume we will have to clean up our parkway more often.  Now, with the excess of dogs I see many calls, letters and complaints 

coming the Village’s way. FURTHERMORE, there is the intersection of excess cars, walking dogs, and no lights or sidewalks.  In the winter months one had 

to be very cautious, now with all the extra cars and people it will be down right dangerous. We don’t hesitate too dangerous when referring to dogs one of our 

residents just move back home with her mother after her dog was malled to death as well as the possible permanent injuries she might have.  

 

Finally, this planned development will do nothing for improving our neighborhood, traffic, local economy or shops 

 

Thank you for considering our position. 

Erins Glen Townhome Association 

Christine Magoncia 

 

Christine Magonria 
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921 N. Martin Drive
Palatine, IL 60067
July 14, 2021

Mr. Ben Vyverberg, Director of Planning and Zoning
Village of Palatine
200 E. Wood St.
Palatine, IL 60067           RE: Proposed Development 920/896 N. Quentin Rd.

Dear Mr. Vyverberg,

Thank you for the opportunity to voice my opposition to the
above referenced proposed development just yards from my
residence.

As a long time resident of Palatine and a business owner as
well as a community volunteer, I am deeply concerned about
the prospect of more rental property in our community.  
Palatine currently has an over-abundance of rental property.  
Constructing yet another building does not seem to be in the 
long term best interest of Palatine nor respectful of the existing 
single family homes, their occupants, and other rental property
owners.  Additionally, the 3-story structure would be incompatible 
with existing residential property.  Another development would 
have a negative impact on open, green space and would be a drain 
on resources not to mention an increased burden on Salt Creek.
The impact of that alone simply must not be overlooked as we
are facing challenges due to overdevelopmentʼs impact on our
waterways.

It is with grave concern that I bring this to your attention
and beseech you to withdraw any support for this project
proposed by an out of state developer with no ties to our
community.  I am certain you can see the reason in this appeal.

Thank you, again.

Sincerely,

Pamela Olander
pamelaolander711@gmail.com
847.287.7780

c: Village of Palatine Officials
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Ben Vyverberg

Subject: FW: Proposal for Development at 920/896 N. Quentin Rd

 

 

From: Thomas schnabl  

Sent: Wednesday, July 14, 2021 4:54 PM 

To: Katie Rivard <KRivard@palatine.il.us>; Ben Vyverberg <BVyverberg@palatine.il.us> 

Subject: Proposal for Development at 920/896 N. Quentin Rd 

 

 

Dear Katie and Ben, 

 

I would like to voice my concerns and opposition to the proposed development on Quentin Rd. 

 

I have lived at 741 Bayer Drive (just east of Quentin) since 1987. There has been a continuing increase in traffic 

on Quentin with each passing year and this is especially evident during the morning and evening rush hours. 

Adding a higher density building and additional autos will only significant increase this traffic. Thus making 

safety concerns more of an issue.  

 

A three story apartment building is also out of character for this area. Behind the proposed building on Franklin 

and across Quentin are all single family homes. The Clayton Apartments to the North are only 2 stories and 

have less density than the proposal. There is also more green area and open space than on the plans for this new 

building.  

 

I also remember previous proposals for this property were voted down because council members thought there 

was not enough land for the suggested buildings and this particular proposal has even more density.  

 

I would ask that this particular proposal not be approved as is.  

 

Thank you for your time and consideration. 

 

Tom Schnabl 

Sent from Yahoo Mail for iPhone 
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a1e undersigned are against the 3-story 58-unit apartment building on the parcel 896/920 N. Quentin as currently 
proposed by the petitioner Alliance/Northpointe Development. We are requesting the opportunity to be involved in 
additional dialogue with the Village of Palatine to determine an appropriate future development plan that is more 

/ aligned with and appropriate for the existing characteristics of the neighborhood. 
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We the undersigned are against the 3-story 58-unit apartment building on the parcel 896/920 N. Quentin as currently 
proposed by the petitioner Alliance/Northpointe Development. We are requesting the opportunity to be involved in 
additional dialogue with the Village of Palatine to determine an appropriate future development plan that is more 

aligned with and appropriate for the existing characteristics of the neighborhood. 
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We the undersigned are against the :i-story 58-unit apartment building on the parcel 896/920 N. Quentin as currently 
proposed by the petitioner Alliance/Northpointe Development. We are requesting the opportunity to be involved in 
additional dialogue with the Village, of Palatine to determine an appropriate future development plan that is more 

aligned with and appropriate for the existing characteristics of the neighborhood. 

25 

26 

27 

28 ·ao A)r ----

29 

30 

31 

34 

36 

l3.2.u

Packet Pg. 86

A
tt

ac
h

m
en

t:
 P

ap
er

-b
as

ed
 P

et
it

io
n

 O
p

p
o

si
n

g
 A

lli
an

ce
 D

ev
el

o
p

m
en

t 
 (

87
4-

92
0 

N
. Q

u
en

ti
n

 R
o

ad
 -

 P
P

D
 f

o
r



We the undersigned are against the �S-story 58-unit apartment building on the parcel 896/920 N. Quentin as currently 
proposed by the petitioner Alliance/Northpointe Development. We are requesting the opportunity to be involved in 
additional dialogue with the Village of Palatine to determine an appropriate future development plan that is more 

aligned with and appropriate for the existing characteristics of the neighborhood. 
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We the undersigned are against the 3-story 58-unit apartment building on the parcel 896/920 N. Quentin as currently 
proposed by the petitioner Alliance/Northpointe Development. We are requesting the opportunity to be involved in 
additional dialogue with the Village of Palatine to determine an appropriate future development plan that is more 

aligned with and appropriate for the existing characteristics of the neighborhood. 
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We the undersigned are against the 3-story 58-unit apartment building on the parcel 896/920 N. Quentin as currently 
proposed by the petitioner Alliance/Northpointe Development. We are requesting the opportunity to be involved in 
additional dialogue with the Village of Palatine to determine an appropriate future development plan that is more 

aligned with and appropriate for the existing characteristics of the neighborhood. 
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We the undersigned are against the 3-story 58-unit apartment building on the parcel 896/920 N. Quentin as currently 
proposed by the petitioner Alliance/Northpointe Development. We are requesting the opportunity to be involved in 
additional dialogue with the Village of Palatine to determine an appropriate future development plan that is more 

aligned with and appropriate for the existing characteristics of the neighborhood. 

r 

3.2.u

Packet Pg. 90

A
tt

ac
h

m
en

t:
 P

ap
er

-b
as

ed
 P

et
it

io
n

 O
p

p
o

si
n

g
 A

lli
an

ce
 D

ev
el

o
p

m
en

t 
 (

87
4-

92
0 

N
. Q

u
en

ti
n

 R
o

ad
 -

 P
P

D
 f

o
r



We the undersigned are against the 31-story 58-unit apartment building on the parcel 896/920 N. Quentin as currently 
proposed by the petitioner Alliance/Northpointe Development. We are requesting the opportunity to be involved in 
additional dialogue with the Village of Palatine to determine an appropriate future development plan that is more 

aligned with and appropriate for the existing characteristics of the neighborhood. 
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We the undersigned are against the 3-story 58-unit apartment building on the parcel 896/920 N. Quentin as currently 
proposed by the petitioner AllianceJ'Northpointe Development. We are requesting the opportunity to be involved in 
additional dialogue with the Village, of Palatine to determine an appropriate future development plan that is more 

aligned with and appropriate for the existing characteristics of the neighborhood. 
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We the undersigned are against the 3-story 58-unit apartment building on the parcel 896/920 N. Quentin as currently 
proposed by the petitioner Alliance/Northpointe Development. We are requesting the opportunity to be involved in 
additional dialogue with the Village of Palatine to determine an appropriate future development plan that is more 

aligned with and appropriate for the existing characteristics of the neighborhood. 
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We the undersigned are against the 3-story 58-unit apartment building on the parcel 896/920 N. Quentin as currently 
proposed by the petitiooer Allianc:e/Northpointe Development. We are requesting the opportunity to be involved in 
additional dialogue with the Village of Palatine to determine an appropriate future development plan that is more 

aligned with and appropriate for the existing characteristics of the neighborhood. 
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We the undersigned are against the 3-story 58-unit apartment building on the parcel 896/920 N. Quentin as currently 
proposed by the petitioner Alliance/Northpointe Development. We are requesting the opportunity to be involved in 
additional dialogue with the Village of Palatine to determine an appropriate futu.re development plan that is more ' 

aligned with and appropriate for the existing characteristics of the neighborhood. 
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We the undersigned are against the 3-story 58-unit apartment building on the parcel 896/920 N. Quentin as currently 
proposed by the petitioner Alliance/Northpointe Development. We are requesting the opportunity to be involved in 
additional dialogue with the Village of Palatine to determine an appropriate future development plan that is more 

aligned with and appropriate for the existing characteristics of the neighborhood. 
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We the undersigned are against thie 3-story 58-unit apartment building on the parcel 896/920 N. Quentin as currently 
proposed by the petitioner Alliance/Northpointe Development. We are requesting the opportunity to be involved in 
additional dialogue with the Village of Palatine to determine an appropriate future development plan that is more 

aligned with and appropriate for the existing characteristics of the neighborhood. 
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We the undersigned are against the 3-story 58-unit apartment building on the parcel 896/920 N. Quentin as currently 
proposed by the petitioner Alliance/Northpointe Development. We are requesting the opportunity to be involved in 
additional dialogue with the Village of Palatine to determine an appropriate future development plan that is more 

aligned with and appropriate for the existing characteristics of the neighborhood. 
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We the undersigned are against the 3-story 58-unit apartment building on the parcel 896/920 N. Quentin as currently 
proposed by the petitioner Alliance/Northpointe Development. We are requesting the opportunity to be involved in 
additional dialogue with the Village of Palatine to determine an appropriate future development plan that is more 

aligned with and appropriate for the existing characteristics of the neighborhood. 
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We the undersigned are against the 3-story 58-unit apartment building on the parcel 896/920 N. Quentin as currently 
proposed by the petitioner Alliance/Northpointe Development. We are requesting the opportunity to be involved in 
additional dialogue with the Village of Palatine to determine an appropriate future development plan that is more 

aligned with and appropriate for the existing characteristics of the neighborhood. 

� l��r:nfi1�t:111r:.1 �.lleJel-u:w1::■:e....�-.. �U.f:Hllll� 

.l"l. 

25 �H j/opf<jµ� C/'804 c 1 € N lJ 1't€0 C, r �� J4J.�A 
✓ 

26 

27 

28 

29 

30 

31 

32 

33 

34 

35 

36 

vuoy v-,.:J:. fr/ti: /17'/iµLtr. 

�/l,/ 
3 

3.2.u

Packet Pg. 100

A
tt

ac
h

m
en

t:
 P

ap
er

-b
as

ed
 P

et
it

io
n

 O
p

p
o

si
n

g
 A

lli
an

ce
 D

ev
el

o
p

m
en

t 
 (

87
4-

92
0 

N
. Q

u
en

ti
n

 R
o

ad
 -

 P
P

D
 f

o
r



We the undersigned are against the 3-story 58-unit apartment building on the parcel 896/920 N. Quentin as currently 
proposed by the petitioner Alliance/Northpointe Development. We are requesting the opportunity to be involved in 
additional dialogue with the Village of Palatine to determine an appropriate future development plan that is more 

aligned with and appropriate for the existing characteristics of the neighborhood. 
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Willow Glen Homeowners Association 
980 - 1054 N. Glenview Ct. 

 
July 14, 2021 
 
Ben Vyverberg, Director of Planning and Zoning  
Village of Palatine 
200 E Wood Street 
Palatine, IL 60067 
 
RE: Proposed Development 896 - 920 N Quentin Road 
 
Dear Mr. Vyverberg: 
 
On behalf of the Willow Glen Homeowners Association, a 40-unit townhouse community 
located on N. Glenview Ct., I am writing you to express the Association’s disfavor of the 
proposed development planned for 896 - 920 N Quentin Road. 
 
At issue: 
  

Increased traffic on Franklin, Maple and Poplar:  
 
We already have an overabundance of traffic due to the car cutting through Maple  
and Franklin streets to avoid the traffic light at Northwest Highway and Quentin.  
 
As the entrance and exit of the parking garage for the new development will be off 
Poplar, it will add to the congestion in this area. In addition, with the proximity of  
the exit to Quentin, it will create chaos in trying to get out onto Quentin Road. 
 

Neighborhood Continuity 
 
This high-density project does not fit into the surrounding neighborhood and would 
better-suited amongst like buildings. 
 
Homeowners who back-up to the planned development sure didn’t expect to have  
their privacy infringed upon by a multi-unit building overlooking their property. 
 

Property Values 
 
As our area has not recovered from the last market downturn, this will add to the  
the negative impact on the surrounding property values. 
 
 
Willow Glen has experienced the effects from low-income housing for 15+ years from 
the former owners of the Clayton Apartments and we do not wish to repeat those  
issues again. 
 
A better use of this land can be optimal for the neighborhood and the Village of Palatine 
by approving a development utilizing a 1-story structures such as a medical building or  
independent business. 
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Sincerely, 
 
Willow Glen Board 
 
 
 
Distribution: Katie Rivard 
  Jim Schwantz 
  Tim Millar 
  Scott Lamerand 
  Doug Myslinski 
  Greg Solberg 
  Kollin Kozlowski 
  Brad Helms 
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               CERTIFICATE OF PUBLICATION 
                                                                                                                        Paddock Publications, Inc. 

 

  Northwest Suburbs 

                                                             
 

       Corporation organized and existing under and by virtue of the laws of 

       the State of Illinois, DOES HEREBY CERTIFY that it is the publisher 

of the Northwest Suburbs DAILY HERALD. That said Northwest  

Suburbs DAILY HERALD is a secular newspaper, published in  

Arlington Heights and has been circulated daily in the Village(s) of: 

Arlington Heights, Barrington, Barrington Hills, Bartlett, Buffalo Grove, 

Deer Park,  Des Plaines,  Elk Grove,  Franklin Park,  Glenview,  

Hanover Park, Hoffman Estates,Inverness, Melrose Park,Morton Grove, 

Mt Prospect, Niles, Northbrook, Northfield, Northlake, Palatine,  

Park Ridge, Prospect Heights, River Grove, Rolling Meadows,   

Rosemont, Schaumburg,Schiller Park, South Barrington, Streamwood,  

Wheeling, Wilmette       

                

                

                

       County(ies) of Cook       

       and State of Illinois, continuously for more than one year prior to the 

       date of the first publication of the notice hereinafter referred to and is of 

       general circulation throughout said Village(s), County(ies) and State. 

 

       I further certify that the Northwest Suburbs DAILY HERALD is a  

newspaper as defined in "an Act to revise the law in relation to notices" 

as amended in 1992 Illinois Compiled Statutes, Chapter 715, Act 5,  

Section 1 and 5. That a notice of which the annexed printed slip is a true 

copy, was published 07/05/2021 

in said Northwest Suburbs DAILY HERALD. 

 

       IN WITNESS WHEREOF, the undersigned, the said PADDOCK 

       PUBLICATIONS, Inc., has caused this certificate to be signed by, this 

       authorized agent, at Arlington Heights, Illinois. 

 

       PADDOCK PUBLICATIONS, INC. 

       DAILY HERALD NEWSPAPERS 

 

 

 

       BY ______________________________________________ 

      Designee of the Publisher and Officer of the Daily Herald 

 

       Control # 4566401 
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