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Courtesy Notice



Case History
 8.552 acre site

 Voluntary Annexation approved in
March 1988 (Ordinance 2852)

 Rezoning approved in 1988 (Ordinance
2856):
 North 6.2 acres: B-1 Limited

Business District
 South 2.352 acres: R-4 Residential

District

 Ordinance 2856 established a minimum
term of five years before the rezoning
would be accepted by the Village

 Rezoning was accepted on May 24, 2019



Land Uses in the B-1 Limited Business District
Permitted by Right Conditional Uses Not Allowed

Amusement/Entertainment
Art Gallery
Bakery
Bicycle Shop
Dance/Music School
Dry Cleaner
Fitness
Professional/Medical Office
Restaurants (Dine-in/Carry-Out)
Retail

Craft Brewery
Cell Phone Utility
Drive-In Restaurant
Delivery-only restaurant
Lodging / Bed & Breakfast

Assisted Living
Drive-Thru (all)
Fuel Stations
Heavy Industrial
Light Industrial
Manufacturing
Nursing Homes
Public Parks
Religious Worship
Single-Family Residences
Storage Facilities

Upper Floor Only

Multi-Family Residences



2017 Comprehensive Plan



2017 Comprehensive Plan



Neighborhood Meeting – 04/03
 GW Property Group, LLC proposed

rezoning from B-1/R-4 to B-2 General
Business District.

 Proposed land uses would include a gas
station/car wash/convenience store, drive-
thru restaurant, grocery store, and day
care center.

 Two (2) curb cuts proposed to Willow
Road (1 Full + 1 RIRO) and three (3) curb
cuts proposed to Pfingsten Road (2 Full + 1
RIRO).

 100+ attendees raised objections to
redevelopment, rezoning, land use, traffic,
tree removal, drainage, and other
concerns.



Development Review Process



Plan Commission Final Site Plan Review Criteria

1. Building and structure locations

2. Building scale

3. Open space

4. Landscaping

5. Circulation

6. Parking lots

7. Site illumination

8. Preservation

9. Completeness



Plan Commission Review

a. Village staff summary of Final Site Plan Review request

b. Traffic Questions from the Plan Commission

c. Public comments

d. Plan Commission’s Final Site Plan Review

e. Site Plan Questions from the Plan Commission

f. Plan Commission discussion

g. Plan Commission motion



Potential Plan Commission Action

a. Continue Plan Commission consideration to September 26, 2019 to

• Extend public comment period; and/or

• Request additional information / revised plans

b. Recommend approval of plans as presented to the Board of Trustees

c. Recommend approval of plans as amended to the Board of Trustees

d. Recommend denial of plans to the Board of Trustees



Development Review Process



Revised/Current Request
 Redevelopment in compliance with

existing B-1 / R-4 zoning.
 4 commercial buildings on the north

6.2 acres including a grocery store and
three (3) multi-tenant retail buildings
and a new right-turn lane within
Willow Road.

 6 new residential lots on the south
2.352 acres including an extension of
Charlie Court.

 One curb-cut to Willow Road (full) and
one curb-cut to Pfingsten Road (full).

Revised – 09/03/2019



Revised – 09/03/2019

Current Site Plan



Preliminary Subdivision



Parking Plan

Revised – 09/03/2019



Renderings



Renderings
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Renderings



Renderings



Renderings



Renderings



Elevations



Elevations



Elevations



Elevations



Trash Enclosure

Revised – 08/26/2019



Civil Engineering

Revised – 09/03/2019



Water Service

Revised – 09/03/2019



Sanitary Sewers

Revised – 09/03/2019



Stormwater Detention & Sewers

Revised – 09/03/2019



Tree Preservation



Buffer Yard Landscaping



Landscaping

Revised – 09/04/2019



Site Lighting

Revised – 09/03/2019



Graphics & Signage

Revised – 09/03/2019



NWC of Willow/Pfingsten (Village of Northbrook)

Village of Northbrook Board of Trustees Meeting (date to be determined)



Fiscal Impacts

• Not required for Final Site Plan Review / not considered

• By-right B-1 Limited Business District land uses

• Projected Net Positive Tax Revenue

• Local Retail Vacancy Rate is low



Traffic Impacts

• Professional traffic engineers are certified by a
national professional certification board and must
be licensed by the State of Illinois

• GW Property Group, LLC commissioned a traffic
impact study from Kenig, Lindgren, O’Hara,
Aboona, Inc. (KLOA)

• Village coordinated an independent third-party
review of the KLOA study by James J. Benes &
Associates, Inc.



Traffic Impacts

• Access Control / Curb Cuts
• Local review via Final Site Plan Review by Glenview
• Final design via permit issuance by IDOT

• Roadway Designations
• Willow Road is a Strategic Regional Arterial (SRA)
• Pfingsten Road is a local arterial street
• Moving traffic within an SRA route (Willow) is given 

priority over other routes (Pfingsten) 

• Right to Access & Use
• Roadway system is not “first come, first served”



Proposed Intersection Improvements by IDOT

• Proposed construction of new
dedicated right-turn lanes in E/W
directions, creating a 6-lane
condition at the Willow Road legs
of the intersection.

• Currently scheduled for letting of
plans for bids in January 2020

• Construction currently anticipated
in 2020



Right-of-Way Dedication (Willow Road)



Right-of-Way Dedication (Charlie Court)



Level of Service

Level of Service (LOS) is a rating system for intersections (or individual traffic 
movements at intersections) used to describe the “quality” of traffic service.

Quality is based upon factors including travel speed, traffic density, delay, etc.






1993 Willow Road SRA Study – Capacity & AADT

Year AADT (Willow)

2010 20,400

2014 39,100

2018 36,600

Year AADT (Pfingsten)

2010 17,500

2014 16,600

2018 11,600



Levels of Service – Weekday Morning Peak Hour



Levels of Service – Weekday Evening Peak Hour



Levels of Service – Saturday Peak Hour



Accident Data Methodology



Crash rate per 1 million vehicle approaches



Accidents from New Traffic from Development



Warrants for Deceleration Lane



Warrants for Deceleration Lane



Outbound Left Turns



Access Control / Curb Cut Designs

FIFO (4)           FIRO (3)             RIFO (3)             RIRO (2)
Full Access              Full-In/Right-Out              Right-In/Full-Out             Right-In/Right-Out



Revised – 09/03/2019

Current Site Plan



Circulation Plans

Revised – 09/03/2019



Final Site Plan Review Criteria
1. Building and structure locations. The arrangements of the structures on the site shall allow for the effective and efficient use of the proposed

development. Such arrangement shall be compatible and harmonious with development on adjacent property. The arrangement of structures on the
site shall be evaluated to ensure effective and efficient provision of municipal services. In the downtown and downtown frame area, the site plan shall
embody a pedestrian orientation, generally represented by a building location at or near the street, with parking at the rear.

2. Building scale. The scale of the proposed building must be appropriate to the site, location and function of the site. The building scale must promote
harmonious transitions to adjacent developments and land uses.

3. Open space. The proposed development should be designed to maximize the preservation of natural site features, including vegetation, drainage and
topography. The landscape treatment of exterior open spaces should enhance the quality of the project and create a desirable and functional
environment for patrons, visitors and occupants. Stormwater detention facilities should be integrated into the proposed site design to provide
functional and attractive open space. The amount of open space provided shall be appropriate to the proposed use and compatible with surrounding
development. Excessive lot coverage shall be prohibited, notwithstanding the amount of such coverage permitted by chapter 98 pertaining to zoning.

4. Landscaping. Landscape design shall provide an aesthetically pleasing design, create a logical transition to adjoining development, screen
incompatible uses, screen unsightly activities from public view and break up large expanses of asphalt with plant materials. Existing mature trees and
shrubs should be maintained to the maximum extent practicable. Plant materials shall be selected so as to withstand the Village's climatic conditions
and the specific constraints imposed by adjacent functions. Graphics and signage. Signs and other site graphics shall be minimized in size and number
to promote their effectiveness. Such signs and site graphics shall be integrated with architectural and site landscape features.

5. Circulation. All site circulation systems, vehicular and pedestrian, shall provide adequate and safe access to the site. Dangerous traffic movements will
be prohibited and curb cuts shall be minimized. Disruption of traffic flows on adjacent streets and undue congestion shall be minimized or avoided.
Connections and linkages with adjacent developments are encouraged to promote logical circulation patterns and minimize curb cuts.

6. Parking lots. Proposed parking lots shall be designed, located and screened to minimize visual impact on adjacent properties. Such parking shall also
be designed and located to minimize the number of curb cuts. Shared parking lot access shall be promoted, where practical. Perimeter screening is
encouraged and interior lot landscaping shall be provided to break up large expanses of asphalt with plant and other landscape materials.

7. Site illumination. Site illumination shall be designed, located and installed in such a manner that will minimize adverse impact on adjacent properties.
8. Preservation. Preservation of unique architectural, cultural, environmental or historical resources is encouraged. Development designs and

treatments that respect such desirable resources on adjacent properties are also encouraged.
9. Completeness. The application for the site plan review must contain all the information required in section 54-84.



Sample Motion
Based upon the petitioner’s application materials, testimony, and discussion relating to the petition which together demonstrate
compliance with Chapter 54, Article IV. Site Plan Review, of the Municipal Code, I move in the case of P2019-024, GW Properties
at 2660 Pfingsten Road, that the Plan Commission recommend the Village Board of Trustees grant approval of Final Site Plan
Review and Preliminary Subdivision, to allow the construction of four (4) new retail/commercial buildings and other associated
site improvements upon the north 6.2 acres of the subject property in accordance with the following:

A.) Final Site Plan Review approval for the site improvements depicted upon the Site Plan (Sheet ST1) prepared by Design
Studio 24, LLC dated 09/03/2019.

B.) Preliminary Subdivision of the parcels comprising the subject property including all required easements, right-of-way
dedication, and public improvements associated with the site improvements.

C.) Final Appearance Commission approval is required for proposed architecture, signage, landscaping, and lighting.

D.) Final engineering approval through the building permit review process of the site improvements for the lots comprising
the development site.

E.) To allow a period of up to twelve (12) months from the date of the Ordinance for the issuance of a building permit for
the aforementioned improvements, or the final site plan approval shall be rescinded.

F.) All materials presented to the Plan Commission on August 27, 2019 and September 10, 2019 and associated revisions
required by the Plan Commission.

G.) Additional Final Site Plan Review shall be required prior to the development of the residential component of the site
plan to be comprised of up to six (6) new single-family residences upon the south 2.352 acres of the original subject
property extents.



Appearance Commission Review

Revisions requested to the following:

a. Architecture (Style, materials, colors, etc.)

b. Landscaping palette, variety of species, etc.

c. Relocation of light poles

d. Modifications to proposed ground signage

e. Additional Preliminary Review expected at the October 2, 2019 
Appearance Commission meeting 
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Public Comments

a. Complete & submit a speaker’s card to the recording secretary

b. Await calling of your name by the Chairman

c. Speak into the Microphones

d. State your name and address
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Willow Road



Pfingsten Road
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Questions, Correspondence, & Public Comment

Contact: Jeff Rogers, Planning Division Manager

Telephone: (847) 904-4308

Email: jrogers@glenview.il.us
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