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September 7, 2022 

 
Jeff Rogers  
Deputy Director of Community Development 
Village of Glenview 
2500 West Lake Avenue 
Glenview, IL 60026 
jrogers@glenview.il.us 
 
RE: 2660 Pfingsten Road / Willows Crossing / Responses to Comments and Questions 
 
Dear Mr. Rogers: 

On behalf of 2660 Pfingsten Property LLC, we are providing you the following responses to the comments 
made and the questions asked prior to or at the August 24 New Development Commission public hearing.  

 

3. Final Site Plan Review, Preliminary Architecture, Landscaping, Lighting, and Signage 

1. Our site plan has been updated to reduce the size of Building D for the Guidepost Montessori day 
care center and preschool to 10,000 square feet from the previously proposed 11,000 square feet. 
The 1,000 square feet of reduced building size was spread across Buildings A, B and C. Thus, 
the overall square footage of the project buildings remains at 60,000. We also shifted 100 sf from 
Building E to Building A to accommodate the final square footage desired from our salon tenant 
in Building A. They will be 5,100 square feet instead of 5,000 sf. Our medical user for Building 
A will go down in size by that same amount. 
 
The site plan within the parking fields, setbacks along with the parking counts and calculations 
remain the same and is updated as such in the data tables on the site plan. As part of the reduction 
in the size of Building D along Pfingsten, the south wall of the building was shifted north by 
8 feet from the south property line. In addition, the truck turning exhibit was updated to reflect 
all of the site plan changes. (See attached Exbibit A) 
 

2. The elevations for Building D (the Guidepost Montessori day care center and preschool) have 
been revised in response to the comment made at the public hearing about the entrance. The new 
design, which mirrors the design of the other buildings, was squared off to remove the pitched 
element that was questioned. These elevations also reflect the reduction in building size to 
10,000 square feet. (See attached Exbibit B) 
 

3. The photometrics plan has been updated in response to comments raised about the setback areas. 
All photometrics and lighting will comply with all applicable Village codes. (See attached 
Exhibit C) 
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4. The signage exhibit has been revised to reflect minor adjustments that were made to the bottom 
of the sign so that the sign complies with all applicable regulations. The size, location and height 
of the sign remains unchanged. The Willows Crossing name on the bottom of the sign is proposed 
on a different plane from the tenant sign panels. In addition, the site plan has been updated to 
accurately reflect the size and scale of the two monument signs in the identified locations within 
the project with proper footprint scale. All signage will be outside of the required site triangle 
and will have landscaping around the base of the signs. (See attached Exhibit D) 

Landscaping 

1. While no new landscaping plans are being submitted at this time, we are willing to swap out any 
undesirable species of trees noted by Commissioner Tracy for something of like kind. The 
location and quantity of trees would remain unchanged. We can consider these changes once the 
specifics are made clear to us and can be included in our submission of final plans. Additionally, 
there will be hose bibs on the rear of each building to service and clean the areas adjacent to the 
buildings. The bibs on Buildings D and E will have adequate capacity and reach to service 
ongoing maintenance and upkeep of the south and west landscaped areas. Also, portions of the 
site may have underground irrigation systems to assist in the ongoing management of plantings. 
In any event, all landscaped areas will be properly serviced for watering and maintenance 
activities. 
 

2. The proposed landscaping berm in the south and west setback areas will range in height from 
6' to 7.5' with a slope from 3’ Horizontal to 1’ Vertical (3:1) to comply with all Village codes. 
This will be detailed on our final engineering plans for the project. Various plantings will be 
placed on the berm as noted in our preliminary landscaping plans. We have included an updated 
Sight Line and Berm exhibit to better illustrate the heights, slopes and design of the two berms 
being proposed. (See attached Exhibit E) 
 

3. The proposed excavation for the underground detention system and other infrastructure will be 
done carefully to preserve the existing on-site trees and root systems. Much of this near the 
perimeter property lines will be done with both hang digging and root pruning. The grading and 
clearing activities will happen first and we will utilize the northern portion of the site to stockpile 
the earth spoils from the excavation. Once the underground system is installed, the berm and 
other landscaping measures on the south and west can be furthered. The goal is to get the setback 
areas as close to final condition as possible so that the buffers will exist as construction activities 
are undertaken on the balance of the property.  
 

4. Any fenced off outdoor seating areas proposed for secured restaurants will be a black open 
aluminum style fence that is consistent in design with the other fences being installed in the 
project. 
 

5. As previously noted, there is a mix of existing fences on the individual owners lots to the south 
that predate any development on the subject property. These are neither consistent with nor 
connected to the fences we intend to install, Many of them will be redundant once our new secure 
and continuous fence is installed. We are willing to coordinate the installation of our new wood 
fence on our side of the property lines with each owner and, on a case-by-case basis and at our 
cost, remove any undesired or redundant fencing.  
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6. Landscaping in the project, both on-site and in the setback areas, will be maintained by a single 
landscaping company pursuant to customary seasonal contracts that we will enter into with that 
company. Trees and plantings will all be maintained in a first-class condition and undergo regular 
watering and site upkeep. In addition to the above, all typical property management and 
maintenance activities will be administered by a single third-party management company that is 
retained by ownership. The chosen management company will be one that manages other 
properties in Glenview and understands all of the local rules, codes and customary practices. All 
Village trash pick-up, site maintenance and operational regulations will be strictly enforced, and 
those rules will be outlined in the leases with tenants to be sure all rules are consistently 
understood and followed. 

Building Architecture 

1. As noted in previous submittals, in the event of a tenant replacement or modification of any tenant 
signage, the proposed materials allow for routine patching and sealing of the masonry materials. 
For the proposed Nichiha panels, these panels are easily replaced as part of ongoing maintenance, 
if needed. In addition to routine patches and repairs of these materials, additional excess materials 
for all items are procured or will be readily available in case of future needs to repair or replace 
any one portion due to signage wear and tear or damage.  
 
Also, the corrugated panels on Building A are specifically designed for our proposed restaurant 
tenants, Blackwood Barbeque as part of their company trade dress. Images and examples of their 
décor and other locations was included in our presentation. This tenant has a long-term lease; this 
design is driven by them and their overall branding. Any future tenant or desired changes can be 
implemented by replacement of this material with an alternate with routine façade improvements 
as part of a new tenant design. Also, the proposed fifth tenant noted on the elevations for Building 
A has been removed since, for now, we intend to have only four total tenants in the building--
one 5,100 square foot salon and three fast casual restaurants totaling 7,500 square feet in size. 
 

2. As noted in previous submittals, any awnings proposed to be installed will include open-ended 
design to comply with Awning Design Guidelines and will have a consistent color and design to 
provide continuity throughout the project.  

 
Open Space 
 

1. A question was raised about the amount of open space our plan contemplates and how that compares 
to the 2017 Comprehensive Plan which identified, as one option, R-4 zoning on the south 2.2 acres of 
the property.  
 
Our present plan has a net area of green space in the south and west setbacks of 2.15 acres. We believe 
this is generally consistent with what was contemplated by the Comp Plan. However, unlike the 
original general depiction of the 2.2 acres, which area was to include a street, sidewalks, light poles 
and other impervious items, our plan is for this entire area to be maintained as green space and open 
space as illustrated in our plans.  
 
In addition to the south and west setback areas as shown and general landscaping in excess of Village 
requirements in the parking lot, we also are including an open plaza space on the corner of Willow and 
Pfingsten which is approximately 0.15 acres in size. The design of the outdoor plaza at the corner is 
intended to offer a healthy mix of hardscape and landscaping to offer a welcoming entry for pedestrians 
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and bicyclists into the project or through the intersections with a generous amount of space for 
circulation and pass-through traffic. The area, which will be large enough for small gatherings, will 
offer a smooth transition from the street and sidewalks into the project. It will add beauty and openness 
to the project and intersection for those traversing through the corner. It is envisioned to have seasonal 
decorations and elements, when appropriate.  
 
In total, the open space our site plan contemplates, including the south and west setbacks (2.15 acres), 
the corner plaza (0.15 acres), and other landscaping throughout the project (0.75 acres), will be 
3.05 acres in size and the equivalent of about 35% of the overall property. The amount of open space 
that will buffer Willows Crossing from our neighbors will be generally consistent with the size of the 
residential buffer that the Comprehensive Plan contemplated for the south and west portions of the 
property.   
 

Site Circulation 

1. Geometry and drive aisles widths were widened at both site access points to 16 feet as recommended 
by the Village’s consulting traffic engineer. The site plan exhibits and truck circulation diagrams were 
updated to reflect this. 
 

2. As noted previously, all buildings will be designed to provide for adequate screening of rooftop 
mechanical units from a vantage point at a height of 6 feet from the opposite side of the adjacent 
rights-of-way. In the event mechanical screens are required, details will be provided as part of our final 
design approval submittal. All or a majority of the units will be concealed from the street and screened 
properly below the building parapet walls and located interior from the street facing elevations. 

 

Conditional Use 

1. The hours of operation of the day care center and preschool will be 7:00 am to 6:00 pm, Monday 
through Friday. The facility will not be open for business on the weekends. 
 

2. Guidepost Montessori believes the day care center and preschool will have a maximum occupancy of 
120 children. The actual number will be driven by the final space layout, classroom sizes and the 
government regulations which govern facilities such as this. Guidepost Montessori believes around 
20 total employees will be on site at any given time.  
 

5. The outdoor playground area will be fenced and screened from the public and Pfingsten. The use of 
this outdoor area will be limited to the hours of operation of the day care center and preschool and will 
be unused during hours where the building is closed. There will be a healthy mix of playground 
equipment in the playground area, such as slides, ropes and other typical playground equipment. Some 
photos of other playground areas in Guidepost facilities is included here. (Exhibit G is attached) 
 

3. The fence enclosing the proposed playground for the day care center and preschool will be a SimTek 
system. A cut sheet for the fence system is included here (See attached Exhibit F) 
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We hope the above responses and information aid in the review and discussion of the Willows Crossing project. 
If you have any questions, please feel free to contact me at 773-382-0590 or by email at 
mitch@gwproperties.com.  

Thank you, 

2660 Pfingsten Property LLC 

By: 

Mitch Goltz, its duly authorized agent 
mitch@gwproperties.com 
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