Agenda Item #8

Dr. Mike Riggle
Board of Education

To:

From: Dr. R.J. Gravel
Date:

Tuesday, October 10, 2017

Re:

Jet International 6(b) Request

Recommendation
It is recommended that the Board of Education direct the administration to submit a letter of support that
will be submitted as part of the Jet International’s Application for the Cook County 6(b) Designation on
current and new property.
Background
Cook County has made available a classification to encourage industrial development throughout the
county, that provides a real estate tax incentive for the development of industrial facilities and structures.
There are three common goals that can be fulfilled by awarding a Class 6(b) designation: attracting new
industry, stimulating existing industry, and increasing employment opportunities.  Properties provided a
Class 6(b) designation become eligible for the following tax incentive:
● Property assessment at 10% of market value for the first 10 years,
● Property assessment at 15% in the 11th year,
● Property assessment at 20% in the 12th year (before returning to the standard 25% rate),
● Assessment is determined from the date that the new construction or substantial rehabilitation is
completed and initially assessed or, in the case of abandoned property, from the date of
substantial re-occupancy.
Last month, the Village of Northbrook informed Northbrook/Glenview School District 30 and Glenbrook
High School District 225 that the a Glenview-based company, Jet International Company L.L.C., is
considering the acquisition of a vacant property within the Village.  As part of the acquisition proposal, Jet
International has requested that a new Class 6(b) designation applied to the property.  The details of the
facility are as follows:
●

Existing Facility (1919 Stanley St., Northbrook, IL)
○ Formerly used by Maurices Sporting Goods
○ 34,000 square feet of building space, constructed in 1959
○ Located on approximately 2 acres of land in an I-1, restricted industrial zoning district
○ Original Class 6(b) designation supported through resolution by the Village of Glenview
on March 17, 1998
○ The Class 6(b) designation was renewed by the Village of Glenview on June 19, 2007

Jet International Company L.L.C. is a 40-year old business that supplies aircraft components.  They are
currently located in Glenview, but their existing 14,303 square feet of building space is no longer

adequate for their business needs.  Jet International anticipates investing approximately $500,000 into
building improvements, and will transition its entire operation and work force (26 FTE) to the new facility.
They have also shared that they plan to add 4-8 FTE once the transition is completed, and estimate that
their workforce will grow to 50 FTE over the next 10 years.  Given the economic benefits to the
Northbrook community, the Village of Northbrook is in support of providing a new Class 6(b) designation
on the proposed facility.  The estimated property tax revenue impact, using 2016 rates, is outlined below:
Rate PSF
With 6(b)

$0.89*

Without 6(b)

$2.22*

Total Space

Total Tax
Estimate^

District 225 Tax

$30,260

$8,303

$75,480

$20,712

34,000*

* Based on Applicant-prepared estimates
^ Based on 2016 Tax Rates (27.44% of 2016 Total Taxes)
At this time the Village of Northbrook has requested that the local districts take this proposal under
review, and consider providing a letter of support regarding the assignment of Class 6(b) designations.
The Village of Northbrook’s Board of Trustees will review any letters of support submitted at their October
24, 2017 meeting when they review the resolution in support of the request that will be submitted to Cook
County.
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FROM: THOMAS POUPARD, DIRECTOR OF DEVELOPMENT & PLANNING SERVICES
The Village of Northbrook has received the attached request from Jet International, LLC of Glenview requesting
that the Village adopt a resolution supporting a Cook County 6b Program application for the property commonly
known as 1919 Stanley Street, which is located east of Shermer Road north of Techny Road. A general location
map is shown below.

Figure 1: Location – 1919 Stanley Street
In accordance with the Village’s general procedures for the review and approval of 6b tax incentives, the local
school and park districts are given the opportunity to review and comment on this request. The Village Board of
Trustees is tentatively scheduled to vote on this request at its October 24, 2017 meeting.

The applicant will be submitting more detailed information regarding the amount of time the building has been
vacant, the proposed improvements to the structure, and how they comply with the 6b criteria in the next two
weeks and we will forward that on as soon as it is received. In the meantime, I am sharing their preliminary
application, as well as the material we have prepared for our Board of Trustees.
If you wish to have the Village Board review the comments from your taxing district, please forward them to me
by October 23, 2017.
If you should have questions of the Village regarding the application, please contact me at
tom.poupard@northbrook.il.us. Questions of the Applicant should be directed to:
Zachary A. Kafitz
One N. LaSalle St., Ste. 1920
Chicago, IL 60602
P: (312) 782-8310
E: zkafitz@sarnoffbaccash.com
I would ask that you keep me informed of when your Board is scheduled to consider the request, and if you
would like the Applicant to attend the meeting. We look forward to receiving your Board’s comments. Thank
you.

VILLAGE OF NORTHBROOK MEMORANDUM
DEVELOPMENT & PLANNING SERVICES

TO:

RICHARD A. NAHRSTADT, VILLAGE MANAGER

FROM:

THOMAS POUPARD, DPS DIRECTOR

DATE:

SEPTEMBER 12, 2017

SUBJECT:

INITIAL BOARD REVIEW – JET INTERNATIONAL COMPANY LLC
COOK COUNTY 6B PROGRAM REQUEST FOR 1919 STANLEY STREET

Introduction
Jet International Company LLC (the “Applicant”) has entered into a real estate contract with OK Real
Estate II Inc. (part of Maurice Sporting Goods), the owner of 1919 Stanley Street (the “Subject Property”)
to purchase the site. The Applicant plans to submit an application to Cook County seeking a 6b
property tax classification with “special circumstances” (necessary when a building has been vacant for
less than 24 months). A determination of “special circumstances” is required for a 6b property tax
incentive whenever a building is vacant for less ta 24 months. The Applicant is seeking initial Board
comments on the feasibility of obtaining a resolution from the Village supporting and consenting to the
Class 6b application. We have attached the application materials submitted by the Applicant, as well
relevant background material assembled by the Village Staff concerning the property and the County 6b
program.
Property/Building Description
Key information concerning the property is summarized below:


The 1919 Stanley Street is used by Maurice Sporting Goods, but as that company has been
scaling back their operations in preparation for their move, the building is now used for storage
purposes. No employees currently operate out of the building.



Because the property is now be used for “dead storage” purposes, it is deemed to meet the
Cook County criteria as “vacant”. We are awaiting an affidavit from the current property owner
concerning how long the building has bene used for storage purposes, but it is believed to be
approximately one year.



The property has been actively marketed for sale for approximately one year.



The building is approximately 34,000 square feet in size was originally constructed in 1959.



The property is approximately two (2) acres in size and is located in the I-1, Restricted Industrial,
zoning district. It is not in the floodplain.



The Future Land Use Map in the Comprehensive Plan identifies the property and other
properties to the north on the east side of Shermer Road as appropriate for Major Corridor
Multi-Use (mixed-use).



The property is located in Elementary School District 30.

Company Overview
 Jet International Company LLC is a 40-year old business that is a supplier of “airframe and engine
components for the world's commercial aircraft”. They are currently based in Glenview (1811
Elmdale Ave.) The current space is leased and is 14,303 square feet in size. They state because
its business is growing they need to expand their operations as soon as possible.


Jet International plans to occupy the entire building and use for warehousing and distribution of
parts used in the aviation industry.



The Applicant states that they plan to invest approximately $500,000 into building
improvements.



Jet International Company LLC plans to move its entire operation to the subject property and
bring all 26 (all full-time) of its employees to the same. They also project adding approximately 4
to 8 new employees as soon as possible at the property and plan to grow to 50 total employees
in the next 10 years.



It is not clear if the business would generate any local sales tax, but we have asked for
clarification on that point.



A review of the real estate contract (attached) did not identify any contingency stating that that
they must receive Class 6b approval.

The 6B Program
The Cook County Class 6b program reduces the overall property tax bill for industrial and warehouse
buildings over the course of 12 years. Under the program, properties are assessed based on the
following schedule:
 at 10% of market value for the first 10 years,
 15% in the 11th year, and
 20% in the 12th year.
 In year 13, the property is assessed at the normal assessed value of 25% of market value.
Real estate is eligible for Class 6b status if it is used primarily for “industrial purposes” and is either (a)
new construction, (b) substantial rehabilitation, or (c) occupation of “abandoned” property.
When approving a 6b tax incentive, the Village has a policy of requiring an agreement that stipulates the
Applicant may not apply for an extension of the 6b tax relief program.
An “abandoned” property is defined as “a building and other structures that, after having been vacant
and unused for at least 24 continuous months, have been substantially rehabilitated or purchased for
value by a purchaser in whom the seller has no direct financial interest.” If a building has been vacant
for less than 24 months, it still may be considered abandoned if the Village Board and County Board
both find the special circumstances justify granting the incentive for a building vacant less than two
years.
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The Applicant has prepared an exhibit that depicts the projected property tax impact of the Subject
Property. The following summarizes the overall l impact over the 12-year lifespan of the 6b program:
Estimated Taxes Paid
Without The Class 6b
Incentive

Estimated Taxes Paid
With The Class 6b
Incentive

Estimated Taxes if
Property Remained
Vacant

$1,292,984

$605,641

$424,888

We have attached a series of exhibits that show where other properties are located that have obtained
6b incentives, and how long those properties were vacant. The only property that was not vacant at all
when the Village approved a 6b incentive is the current Highland Baking facility on South Shermer Road.
The Applicant requests that the Subject Property qualify under the program both for substantial
rehabilitation and occupation of “abandoned” property. Under the occupation of “abandoned” property
category, the lower assessment rates would apply to the entire value of the property, thus reducing the
Applicant’s property tax obligation by approximately half during the term of the Class 6b schedule.


As previously noted, the site is not yet vacant since Maurice Sporting Goods continues to use the
building for storage.



In order to receive the Class 6b classification, the Village Board must find that special
circumstances justify granting the incentive for a building vacant for less than two years.

In the past, the Village Board has focused on the following factors in determining if special
circumstances exist in order to grant the incentive.
 Uniqueness of Company.
 Necessary Industry Specific Facility Improvements.
 Investment for the Future.
 Additional Employee Base.
The Board will need to determine if these special circumstances justify granting the Class 6b incentive for
this particular request.
Village Procedures for Processing Class 6b Applications
The Village adopted Resolution No. 07-R-48, “Establishing Eligibility Guidelines and Procedures for
Review and Approval of Cook County Class 6B Classification Requests”. The guidelines consist of three
basic categories:
1. Economic & Fiscal Impacts of the Business on the Community (50% consideration)
2. Conditions of Existing Building/Site and Private Financial Contribution Compared to Public
Assistance (30% consideration)
3. Quality of Jobs Created (20% consideration)
In addition, bonus consideration of up to 5% can be awarded due to environmental features of the
proposed business. When the Village Board established these eligibility guidelines, they were adopted as
general guidelines as a way for the Board to evaluate requests. The “consideration” percentages were
provided as a means to weigh the three guidelines categories in terms of their importance to the Village
Board.
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In addition, attached is a spreadsheet comparing the current request with previous Class 6b requests
that past Village boards have considered.
Following a review of the comments made by the Board on this initial request, the Applicant will need to
decide if it wishes to file a formal Village 6b application. If they proceed, we will route the application
and supporting materials to the impacted school districts (in this case, School Districts 30 and 225) as
well as the Northbrook Park District and Library District. A 45-day comment period is allowed prior to
the Board taking final action on the resolution of support. The Village’s procedures also provide the
ICDC and EDC an opportunity to comment on the proposed requests.
Summary
Staff suggests that the Board of Trustees focus on the following questions in reviewing this request:
1

Do the specific circumstances justify granting the incentive of this building which has been vacant
for approximately one year (not the two years required normally)?

2

Is the incentive necessary to encourage the occupancy of the building?

3

Does the Applicant’s 6b proposal satisfy the general Village criteria for the approval of a 6b
incentive?

The Applicant and staff will be present at the September 12 meeting to answer any questions from the
Board.

4

SARNOFF • BACCASH
PROPERTY TAX L AW
August 30, 2017
Tom Poupard
Village of Northbrook
1225 Cedar Lane
Northbrook, Illinois 60062
Re:

Class 6b Incentive
Jet International Company L.L.C. or an entity to be named
1919 Stanley St., Northbrook, Illinois 60062
PIN: 04-15-102-008/-009

Dear Tom:
Jet International Company L.L.C. or an entity to be named ("Applicant"), is seeking a Resolution
supporting and consenting to a Class 6b Incentive on the above-referenced property based on occupation
of an abandoned property that has been vacant for less than 24 continuous months with a purchase for
value, special circumstances and substantial rehabilitation. The Applicant plans to purchase the site and
rehabilitate the same in order for Jet International Company L.L.C. to occupy for its use consisting of the
warehousing and distribution of parts used in the aviation industry.
The subject property consists of an approximately 33,911 square foot industrial building located
on a roughly 82,372 square foot site. The subject property will be 100% vacant and unused prior to the
purchase and has been underutilized for years. In addition, the property is in need of substantial
rehabilitation and improvements for Jet International Company L.L.C. to occupy the same. Therefore, the
Applicant plans to invest approximately $500,000 to rehabilitate the subject property, which will create
construction jobs. Based on initial inspections, these improvements will be to update the exterior of the
site and building, update the roof, update the bathroom, update the kitchen, apply new paint, install new
windows in the warehouse, complete minor structural repairs and update the offices as well as to complete
other general maintenance. However, please note that the items in need of rehabilitation as well as the
costs associated therewith could significantly vary as they are preliminary and additional reviews of the
property as well as additional discussions with contractors must be completed to determine both.
Jet International Company L.L.C. currently leases approximately 14,303 square feet of a property
located at 1811 Elmdale Ave. in Glenview and because its business is growing it needs to expand its
operations as soon as possible. Therefore, Jet International Company L.L.C. plans to move its entire
operation to the subject property and bring all 26 (all full-time) of its employees to the same. Jet
International Company L.L.C. plans on adding approximately 4 to 8 new employees as soon as possible at
the property and plan to grow to 50 total employees in the next 10 years. We also note that Jet
International Company L.L.C. will look to hire all qualified Village of Northbrook residents for future
employment.
The Village of Northbrook can also expect that Jet International Company L.L.C. and its
employees will invest commercially back into the community by visiting local establishments such as
restaurants, gas stations, grocery stores and more. In addition, the Village of Northbrook can expect that
Jet International Company L.L.C. will attract business and various customers to the Village in the course
of its operations.
One N. LaSalle Street • Suite 1920 • Chicago • Illinois • 60602
Ph 312.782.8310 • Fx 312.782.8635

SARNOFF •BACCASH
PROPERTY TAX LAW

Tom Poupard
August 30, 2017
Page Two
As the above indicates, there are various benefits the Village of Northbrook will receive should the
Applicant be granted the Class 6b Incentive. The Applicant is excited to move forward with the
rehabilitation and occupation of the subject property. Additionally, Jet International Company L.L.C. is
excited to expand its operations at the subject property in the Village of Northbrook and be a strong
community member for many years to come. However, the above is all contingent on the Applicant
receiving a Class 6b Incentive.
Therefore, please review this letter and the following attached materials, and place the Applicant
on the agenda for the September 12, 2017 Village of Northbrook Board meeting, where it will present its
request for the Village to pass a Resolution supporting and consenting to a Class 6b Incentive on the
subject property based on occupation of an abandoned property that will be vacant for less than 24
continuous months with a purchase for value, special circumstances and substantial rehabilitation.
Should you have any questions or concerns, or require additional information, please do not
hesitate to contact me at (312) 782-8310.
Sincerely,
SARNOFF & BACCASH
laci
Kafitz
ZaclrA.A.Kafitz

1919 Stanley
Stanley St.,
St., Northbrook,
Northbrook, Illinois
Illinois (PINs:
(PINs: 04-15-102-008/-009)
Estimated Taxes/
Square Foot With
The Class 6b
Incentive

Estimated
Taxes With
100%
Vacancy
Relief

Estimated Taxes/
Square Foot With Estimated
100% Vacancy
Building
Square Feet
Relief

Year

Estimated
Market
Value

2017

$1,400,000

7.672%

2.8032

$75,272

$2.22

$30,109

$0.89

$24,735

$0.73

33,911
33,911

2018

$1,400,000

7.672%

2.8032

$75,272

$2.22

$30,109

$0.89

$24,735

$0.73

33,911
33,911

2019*

$1,680,000

7.672%

2.8032

$90,326

$2.66

$36,130

$1.07

$29,682

$0.88

33,911
33,911

2020

$1,680,000

7.672%

2.8032

$90,326

$2.66

$36,130

$1.07

$29,682

1
$0.88

33,911
33,911

2021
2021

$1,680,000

7.672%

2.8032

$90,326

$2.66

$36,130

$1.07

$29,682

$0.88

33,911

2022*

$2,016,000

7.672%

2.8032

$108,391

$3.20

$43,356

$1.28

$35,618

$1.05

33,911

2023

$2,016,000

7.672%

2.8032

$108,391

$3.20

$43,356

$1.28

$35,618

$1.05

33,911

2024

$2,016,000

7.672%

2.8032

$108,391

$3.20

$43,356

$1.28

$35,618

$1.05

33,911

2025*

$2,419,200

7.672%

2.8032

$130,069

$3.84

$52,028

$1.53

$42,742

$1.26

33,911
33,911

2026

$2,419,200

7.672%
7.672%

2.8032

$130,069

$3.84

$52,028

$1.53

$42,742

$1.26

33,911
33,911

2027

$2,419,200

7.672%

2.8032

$130,069

$3.84

$78,042

$2.30

$42,742

$1.26

33,911

$3.68

$51,290

$1.51
$1.51

33,911

Estimated
Tax Rate

Estimated
Multiplier

Estimated Tax
Without The Class
6b Incentive

Estimated Taxes/
Square Foot Without
The Class 6b
Incentive

Estimated Tax With The Class
6b Incentive

15% Assessment in year 11
2028*

$2,903,040

7.672%

2.8032

$156,083

$4.60

$124,866
20% Assessment in year 12

Totals

$1,292,984

$605,641

_

$424,888

*Denotes Reassessment Year.
Assumptions:

1. 2016 tax rate and 2016 multiplier.
2. Market value based on the initial 2017 Cook County Assessor's Office assessment along with $500,000 of improvements and increasing 20% per reassessment year
3. Taxes based on 100% vacancy are based on the initial 2017 Cook County Assessor's assessed valuation and with 80% of the building assessment
removed, and increasing 20% per reassessment year.

Available 33,911 Square Feet

New Lower Price
1919 STANLEY STREET
NORTHBROOK, ILLINOIS

PROPERTY SPECIFICATIONS
 Building Size:

33,911± SF

 Site Size:

2.0 Acres

 Loading:

1 Interior Dock
2 Drive-in Doors

 Ceiling Height:

11'-16' (8,360 @ 16')

 Parking:

80 cars

 Available Office: 7,500 SF
 Power:

1,200A @ 480V

 Lease Rate:

$6.50 psf Gross

 Sale Price:

$1,695,000 $1,350,000

 R.E. Taxes:

$52,240.53 (2015)

PROPERTY HIGHLIGHTS
 Well maintained
 3 miles from I-294 / 4.2 miles from I-94

CONTACT:

Joel Friedland, SIOR / (847) 345-5534 / jfriedland@britproperties.com
Adam Schneiderman, SIOR / (847) 826-4467 / adam@straussrealty.com

The information provided herein was obtained from sources believed reliable. However, Brit Properties, LLC makes no guarantee, warranties or representations as to the completeness or accuracy thereof and this
information is submitted subject to errors, omissions, change of price or conditions, prior sale or lease, or withdrawal without notice.
BRIT PROPERTIES, LLC / 5600 N. River Road, Suite 800 / Rosemont, IL 60018

1919 Stanley Street, Northbrook

The information provided herein was obtained from sources believed reliable. However, Brit Properties, LLC makes no guarantee, warranties or representations as to the completeness or accuracy thereof and this
information is submitted subject to errors, omissions, change of price or conditions, prior sale or lease, or withdrawal without notice.

1919 Stanley Street, Northbrook

The information provided herein was obtained from sources believed reliable. However, Brit Properties, LLC makes no guarantee, warranties or representations as to the completeness or accuracy thereof and this
information is submitted subject to errors, omissions, change of price or conditions, prior sale or lease, or withdrawal without notice.

6B Property Tax Incentives Approved
Buildings Vacant Less Than 24 Months Highlighted
Business

Property Address

Year

Request Approved or
Denied by Village

Type of Application

Project Status

Length of Vacancy of
Building (in months)

Bell Flavors/Fragrances

3200 Arnold Lane

2015

Approved

New Construction

Applicant occupying
building

NA

Wiss, Janney, Elstner
Associates, Inc.

330 Pfingsten Road

2015

Approved

New Construction

In Process

NA

Atlas Fibre

3411 Woodhead

2015

Approved

Abandoned Property

Appllicant occupying
building

3+ years with the exception or 6
weeks.

TZAM Diagnostics

1880 Holste

2014

Approved

Abandoned Property

Applicant acquired
property - has since
left - vacant again.

45

MicroLink Devices

300 Wainwright

2011

Approved only Substantial
Rehabilitation

Abandoned Property and
Substantial Rehabilitation

Applicant did not
occupy building;
Building now
occupied

<4

Nestle USA (lessee)

885 Sunset Ridge

2010

Approved

Granite America/(Bell
Flavors)

3200 Arnold Lane

2007

Approved

Abandoned Property and
Substantial Rehabilitation

Bell Flavors
purchased building
in 2011

37+

International
Derivatives

2300 Carlson Drive

2006

Approved

Abandoned Property and
Substantial Rehabilitation

Applicant occupying
building

> 24

Highland Baking

2301 Shermer Road

2006

Approved

Abandoned Property and
Substantial Rehabilitation.

Applicant occupying
building

0

Genesis Technologies

2942 MacArthur Blvd.

2006

Approved

Abandoned Property and
Substantial Rehabilitation.

Applicant occupying
building

20

Panek Precision
Products

455 Academy Lane

2006

Approved

Abandoned Property and
Substantial Rehabilitation

Applicant occupying
building

13

Speculative Building The Misner Group

3200 Arnold Lane

2005

Approved

Abandoned Property

See Granite
America

25

Nestle Waters North
America

310 Huehl Road

2004

Approved

Revell-Mongram

725 Landwehr Road

2003

Approved

Bell Flavors

500 Academy Drive

1998

Approved

Incentive expired.
Enlarge an Existing Building Applicant occupying
building

NA

Bernhard Woodwork

3670 Woodhead Drive

1997

Approved

Incentive expired.
Enlarge an Existing Building Applicant occupying
building

NA

Gold Realty

1000 Sunset Ridge

1997

Approved

Refurbish an Existing
Building demolished
Building. Application denied
- Now Site for
by County because not all
Senior Housing
PINS were industrial.

NA

Diversified Metal
Products

2205 Carlson Drive

1996

Approved

New Building

Incentive expired
2007 Applicant
occupying building

NA - New building

Institutional Foods
Packaging

2900 Shermer Road

1995

Approved

New Building

Incentive expired
2006 Building most
recently occupied
by Tasty Breads

NA - New building

Substantial Rehabilitation – Incentive transferred
Incentive Only on Added
to Barilla, who will
Improvements
occupy building.

Substantial Rehabilitation – Applicant occupying
Incentive Only on Added
31,400 sq.ft. of
Improvements
71,000 sq.ft. bldg.
Abandoned Property &
Substantial Rehabilitation

Applicant vacated
building. Building
now occupied by
Others.

<10

> 24

20

