
2660 Pfingsten Road/Willows Crossing 
Application for Rezoning & Official Map Amendment dated June 2, 2022 

Responses to Rezoning Standards 

As owner of the approximately eight-acre parcel of property commonly known as 
2660 Pfingsten Road (“Subject Property”), 2660 Pfingsten Road Property LLC (“Petitioner”) 
provides the following responses to the standards of review for a rezoning and official map 
amendment in support of its application to reclassify the Subject Property from the 
R-1 Residential District to the B-1 Limited Business District (the “Rezoning Request”). 
Petitioner submits this Rezoning Request in furtherance of the construction on the Subject 
Property of a commercial center, to be known as Willows Crossing, consisting of five one-story 
buildings containing a total of approximately 62,000 square feet of tenant space, 326 off-street 
parking stalls, an underground detention system, and associated landscaping and open space 
improvements. 

1. The existing uses and zoning of nearby property. 
The land situated north of the Subject Property is vacant and zoned in the Village of 
Northbrook in the C-2 Neighborhood Commercial District. The land to the northeast of 
the Subject Property is improved with the Glenbrook Marketplace shopping center, which 
is zoned in the Village’s B-2 General Business District. The land to the east of the 
Subject Property is improved with the Plaza del Prado shopping center, which is zoned 
Planned Development in Glenview. The land to the south and west of the Subject 
Property is improved with detached single-family homes that is zoned in the Village’s 
R-4 Residential District.  
Petitioner’s Rezoning Request seeks the rezoning of the Subject Property to the 
B-1 Limited District, a zoning district classification which is consistent with the zoning 
district classifications of the properties located on the north, northeast and east corners of 
the Willow Road and Pfingsten Road intersection. In addition, the commercial uses 
Petitioner seeks to establish on the Subject Property will be compatible with the 
commercial uses which have been established on the northeast and east corners of the 
intersection, and the open space and landscaped buffer uses that Petitioner proposes to 
establish on the south and west portions of the Subject Property will be compatible with 
and beneficial to the residential uses situated to the south and west of the Subject 
Property.  
The Subject Property is presently zoned in the R-1 Residential District. There are no 
other parcels of significance in the vicinity of the Subject Property that are zoned in this 
district.  

2. The extent to which the value of the subject property is diminished by the particular 
zoning restriction. 
Petitioner, which paid $5.75M for the Subject Property approximately two and a half 
years ago after being assured it was zoned in the B-1 Limited Business District, believes 
the value of the Subject Property, as zoned, is approximately $2M. This latter value 
reflects the fact that the existing R-1 zoning contemplates the construction of 
single-family homes on the Subject Property on one-acre lots. The costs of subdividing 
and improving the Subject Property for those homes and constructing those homes would 
require the construction, marketing and sale of million dollar-plus homes which would be 
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(i) undesirable given the Subject Property’s proximity to Willow Road and the 
intersection of Willow and Pfingsten, and (ii) out of character with all of the other 
single-family homes in the neighborhood. Together, these facts conclusively establish 
that the value of the Subject Property is substantially diminished by its existing zoning.  

3. The extent to which the destruction of owner’s property values promote the health, 
safety, morals or general welfare of the public. 
Retaining the existing R-1 zoning of the Subject Property clearly does not substantially 
promote the health, safety, morals or general welfare of the public, which is what Illinois 
law requires, even though some might wrongfully and inappropriately argue that leaving 
the Subject Property in a position where it cannot be economically developed “promotes 
the public health, safety and and general welfare”. Leaving the property zoned R-1 and 
undeveloped means the public will not benefit from either the construction of new 
housing units in the Village or the generation of new tax revenues for the Village, area 
school districts, and other local taxing jurisdictions.  

4. Relative gain to the public compared to the hardship imposed upon the property owner. 
For the reasons set forth above, the public gains little by leaving the Subject Property 
zoned in the R-1 Residential District and undeveloped, while Petitioner will suffer great 
hardship if the Subject Property remains zoned in that district.  
Conversely, the public will benefit significantly from the development of the Subject 
Property in the manner being proposed for the following reasons and in the following 
respects:  

Ø The new plan for Willows Crossing contemplates the establishment of 
commercial uses, and the construction of landscaping and other 
improvements, on the Subject Property which reflect and are consistent with 
what everyone expects for a quality life in Glenview;  

Ø Significant new tree plantings will buffer existing residents from the sounds 
and views of traffic on Willow and Pfingsten Roads and the shopping centers 
that exist on the northeast and southeast corners of the intersection;  

Ø New sidewalks will be constructed which will improve pedestrian and 
bicycle safety in the area;  

Ø New stormwater management improvements will be constructed which will 
help address existing flooding problems in the neighborhood; 

Ø A new public space at the southwest corner of the Willow and Pfingsten 
intersection will be constructed; and  

Ø Significant new tax revenues will be generated for the Village, area school 
districts and the Glenview Park District. 

5. The suitability of the subject property for the zoned purposes. 
As noted above, the Subject Property is not suitable for large-lot single family residential 
development. This fact was recognized by the Village when it adopted its 
2017 Comprehensive Plan and specifically stated that, if the Subject Property is to be 
developed with single family homes, they should be planned for construction in the 
R-4 Residential District. No Village Board has ever determined, after a duly convened 
public hearing, that R-1 zoning is the appropriate zoning for the Subject Property. Rather, 
the Subject Property was arbitrarily zoned in the R-1 District pursuant to Section 98-51 of 
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the Village’s Zoning Ordinance when it was annexed to the Village. That section 
provides that “All land which may be annexed to the Village shall be automatically 
classified in the R-1 residential district”. 

6. The length of time the property has been vacant as zoned considered in the context of 
land development in the vicinity. 
The Subject Property was improved for decades with only one single-family residence 
and some accessory structures, which were relics of the area’s former rural character. In 
the meantime, significant new residential, commercial and institutional development has 
been undertaken on many properties in the vicinity of the Subject Property.  

7. The need and demand for the use. 
Need and demand for the proposed commercial use of the Subject Property is clearly 
demonstrated by the fact that Petitioner now has lease commitments for the majority of 
the tenant spaces it seeks to construct on the Subject Property. Most of these tenants will 
be businesses that are not currently serving the Glenview community. A significant 
percentage of the existing commercial spaces in the vicinity of the Subject Property are 
currently occupied. Thus, there is both a need and demand for the proposed use.  

8. The extent to which the use conforms to the Comprehensive Plan. 
The current plan of development for the Subject Property, which contemplates a 
commercial development on a six-acre portion of the property and a use which buffers 
existing single-family homes from that use with a heavily landscaped, two-acre open 
space parcel, substantially conforms to the intent, goals and objectives of the 
Comprehensive Plan, as it presently pertains to what is identified in the Comprehensive 
Plan as Subarea 11 within the Village. The goals and objectives which the current plan 
advances include directives RD-11.3 and RD-11.4.1 in the Comprehensive Plan.  
In any event, Petitioner has submitted to the Village, concurrently with its submission of 
its Application for Rezoning & Official Map Amendment, an Application for a 
Comprehensive Plan Amendment which, if approved, would definitively establish that 
the development of the Subject Property in the manner being proposed by Petitioner 
conforms to the Comprehensive Plan.  

Petitioner hereby incorporates these Responses to Standards of Review into its Application for 
Rezoning & Official Map Amendment and its supporting application materials, including, 
without limitation, its June 2, 2022 Executive Summary letter to the Village’s Director of 
Community Development. In addition, Petitioner incorporates into these Responses by this 
reference all plans, studies, reports, project summaries and correspondence submitted by it to the 
Village in conjunction with its Application for Rezoning & Official Map Amendment, its 
Application for Final Site Plan Approval, and its Application for a Comprehensive Plan 
Amendment.  


