
To: Dr. Charles Johns

Board of Education

From: Dr. R.J. Gravel

Date: Monday, February 28, 2022

Re: PDC Chicago LPIV, Inc. 6(b) Request

Recommendation

It is recommended that the Board of Education direct the administration to submit a letter of support

offered as part of PDC Chicago LPIV, Inc.’s Application for the Cook County 6(b) Designation on an

existing and new property.

Background

Cook County has made available a classification to encourage industrial development throughout the

county, providing a real estate tax incentive for developing industrial facilities and structures.  Three

common goals 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.

Late last month, the Village of Northbrook informed Northbrook School District 27 and Glenbrook High

School District 225 that PDC Chicago LPIV, Inc., doing business as Panattoni Development Company,

intends to purchase 4000 Commercial Avenue, located in the Northbrook Business Campus (near J.

Alexanders Restaraunt).  The existing 284,000 square foot building would be demolished, and a new

447,583 square foot facility would be developed for future industrial users.  This existing property was

built in 1976 and has cycled on and off the market for the last five years.  To support their purchase and

redevelopment of the property, Panattoni Development Company has requested that a Class 6(b)

designation be applied to the property they are considering.  Details of their development proposal are as

follows:

● The nature of development for this request is new construction, compared to the usual

rehabilitation and occupancy of a building vacant for at least two years.  However, the current

design of the facility for a single-tenant, 75% office facility design and lack of amenities has made

the property less attractive for prospective buyers or tenants.

● The estimated cost of the development is $47,000,000.

● The development company has completed several projects in the Chicagoland area, including in

Skokie, Wheeling, and Des Plaines.
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Unique to this 6(b) proposal are two exceptions that the developer has requested:

● Relief from the Village of Northbrook’s bar on appealing property assessments during the 12 year

6(b) period, a material deviation from the Village’s standard practice and long-standing 6(b)

policy; and

● Relief from the Village’s bar on affirmatively agreeing not to reapply for a new 6(b) at any point in

the future, also a material deviation form the Village’s standard practice and long-standing 6(b)

policy.

After consulting the administrative representative from District 27, we are in consensus that the Village

should maintain its consistency in practice, and not approve the additional relief requested.  Should the

Board direct the administration to submit a letter of support for this project, it is strongly recommended

that the letter would also reference the recommendation to not grant this additional relief.

Due to the proposal not yet outlining a prospective tenant, the total impact of this development on the

community is not as clear.  The developer has identified that the project will not proceed without the 6(b)

classification.  However, should the request be approved, it is projected that the project will generate

approximately 100-150 construction jobs during shell construction.  Additionally, upon completion, the

facility will offer 387 parking stalls to support the needs of its future tenant.

Given the dormant status of the property, and the potential economic benefits to the Northbrook

community, the Village of Northbrook supports providing a Class 6(b) designation on the proposed

facility.  The estimated property tax revenue impact over the next 12 years of the tax incentive, using 2020

rates, is outlined below:

Total Tax Estimate

Over 12 Years

District 225 Tax^

Over 12 Years

Existing Building, Vacant, Without 6(b) $11,954,262 $3,220,478

New Building With 6(b) $17,219,630 $4,638,968

New Building Without 6(b) $37,359,603 $10,064,677

* Based on Village-prepared estimates; rounded

^ Based on 2020 Tax Rates (Glenbrook Tax Rate - $2.085; Total Tax Rate - $7.737; Portion - 26.94%)

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 Board of Trustees will review any letters of support submitted at their March 8,

2022 meeting when they review the resolution to support the request that will be submitted to Cook

County.



 
 
 
 
 
 

TRANSMITTAL 
TO: SCHOOL DISTRICT 225 
 SCHOOL DISTRICT 27 
 NORTHBROOK PARK DISTRICT 
 NORTHBROOK PUBLIC LIBRARY 
 
FROM: CHAN YU, DEPUTY DIRECTOR OF DEVELOPMENT & PLANNING SERVICES 
 
DATE: January 28, 2022 
 
The Village of Northbrook has received the attached request from PDC Chicago LPIV, Inc. (D/B/A Panattoni) 
requesting that the Village adopt a resolution supporting a Cook County 6b Program application for the Subject 
Property commonly known as 4000 Commercial Avenue, which is located on the west side of the Village, in the 
industrial district on Commercial Avenue.  A general location map is shown below. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 1: Location – 4000 Commercial Avenue  
 
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 March 8, 2022 meeting.  The Applicant plans to 
purchase the Subject Property to demolish and construct a new 447,583 square foot state-of-the-art industrial 
building. 

DEVELOPMENT & PLANNING SERVICES 



Please see the attached request submitted by the applicant, as well as the material we have prepared for our 
Board of Trustees during preliminary review.  
 
If you wish to have the Village Board review the comments from your taxing district, please forward them to me 
by February 28, 2022. 
 
If you should have questions of the Village regarding the application, please contact me at 
chan.yu@northbrook.il.us.  Questions of the Applicant should be directed to: 
 
Jason Rosenberg, Partner 
Panattoni Development Company, Inc. 
6250 N. River Rd. Suite 4050 
Rosemont, IL 60018 
P: (847) 292-4523 
E:  JRosenberg@panattoni.com 
 
I would ask that you please 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. 
 
Sincerely,  
 
Chan Yu, Deputy Director 
Development & Planning Services 
Village of Northbrook 

mailto:chan.yu@northbrook.il.us
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MEMORANDUM  
VILLAGE OF NORTHBROOK 

liTO:  CARA PAVLICEK, VILLAGE MANAGER 

FROM: CHAN YU, DEPUTY DIRECTOR OF DPS 

DATE:  DECEMBER 14, 2021 

SUBJECT:  INITIAL BOARD REVIEW – 4000 COMMERCIAL AVENUE IN THE I1 
RESTRICTED INDUSTRIAL DISTRICT - COOK COUNTY 6B PROGRAM 
REQUEST 

 
Introduction 

On December 14, 2021, the Board of Trustees will consider a request by PDC Chicago LPIV, Inc. (the 
“Applicant”) as the contract purchaser of the property commonly known as 4000 Commercial Avenue 
(the “Subject Property”) which is owned by Walgreens Company (the “Owner”) for consideration of a 
Class 6b Tax incentive. The Applicant plans to purchase the Subject Property to demolish the existing 
284,000 square foot building to develop a new 447,583 square foot speculative facility for future 
industrial users. The total estimated cost of the development project is $40,000,000. The Applicant is 
also known as the Panattoni Development Company and was founded in 1986. The Applicant has 
provided a list of previous projects in the Chicagoland area, including in Skokie, Wheeling and Des 
Plaines.   

The existing 284,000 square foot building was built in 1976, and per the Applicant, has been on and off 
the market for the last five years.  The leasing company Cushman & Wakefield has suggested several 
reasons for the challenges to lease or sell the Subject Property. For example, the current 
compartmentalized nature of the floor plate originally designed for a single tenant has been difficult for 
tenants to design its space, its lack of better amenities such as upgraded food services and gyms, and 
general decline in office use.  Currently, the building is approximately 75 percent built out for office use. 

During the December 14, 2021 Board of Trustees meeting, the Applicant will seek initial Board 
comments on the feasibility of obtaining Village support for a Class 6b incentive.  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.  Please note, there are a few key 
unique items to consider compared to the usual 6b application request: 

 The nature of development for this 6b request is for new construction, as compared to the usual 
rehabilitation and occupancy of a building vacant for at least two years. There are no planned 
tenants for the proposed new 447,583 square foot speculative facility. 

 The Applicant has requested to keep the contract purchasing price/agreement confidential, 
however, has submitted it to the Village Attorney. 

 The Applicant is asking for relief from the Village’s bar on appealing property assessment during 
the 12 year 6b period, a material deviation from the Village’s standard practice and long-
standing 6b policy. The Applicant has suggested in the application that this stipulation puts the 
property owner in a potentially devastating market position if the assessed value was not adjust 
fairly compared to other similar properties. 
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 The Applicant is asking for relief from the Village’s bar on affirmatively agreeing not to reapply 
for a new 6b at any point in the future, also a material deviation from the Village’s standard 
practice and long-standing 6b policy. The Applicant has suggested in the application that this 
would be problematic if the Subject property were to be vacant for over 2 years, especially due 
to higher property tax liability from a new construction building. 

Property/Building Description 

Key information concerning the property is summarized below: 

 Walgreens still occupies approximately 30,000 square feet of the building on the Subject 
Property and intends to vacate once the building is sold. The last major tenant, Stericycle was an 
office user, and vacated 2 years ago. 

 The Subject Property has been actively marketed as available for sale and lease by Cushman 
Wakefield for the last five years. 

 The 284,000 square foot building is 45 years old, and primarily built out for office use and 
consists of a 26.54 acre lot.   

 The Subject Property is located in the I-1 Restricted Industrial zoning district and is not within 
the floodplain. 

 The Future Land Use Map in the Comprehensive Plan identifies the property and other 
properties to the south, east and west as appropriate for General Industrial & Warehouse Uses. 
Land to the north is utilized for highway Interstate 294.  

 The property is located in Elementary School District 27 and High School District 225. 

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 reverts to 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 of a building, or  

(c) occupation of an “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. However, as stated above, the 
Applicant is asking to waive this policy requirement. 

The attached cover letter, site plan and elevation drawing supplied by the Applicant, shows the plan to 
demolish the existing building to construct a new approximately 447,583 square foot speculative facility 
for future industrial users.  The attached conceptual new site plan features 387 car parking spaces, 80 
stalls for truck trailer parking and 76 exterior truck docks. The proposed ceiling height for the new 
building is 36 feet.   
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The below table summarizes the overall impact over the 12-year lifespan of the 6b program (2022-2033) 
assuming if the 6b was approved, not approved but occupied by the applicant, the property tax savings 
for the applicant if the 6b was approved, and the property tax if it remained vacant for 12 years.: 

Estimated Taxes Paid 
over 12 Years New 

Building With the Class 
6b  

Estimated Taxes Paid 
over 12 years New 

Building Without The 
Class 6b  

Estimated Savings in 
Property Taxes over 

12 years 

Estimated Taxes Paid 
over 12 years if left 

Vacant 

$17,219,630 $37,359,603 $20,139,973 $11,954,262 

 

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.   

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 decide to proceed, staff will route the 
application and supporting materials to the impacted school districts (in this case, School Districts 27 
and 225) as well as the Northbrook Park District and Library District immediately upon that decision 
being made to start the review period (even if that means sending information to those agencies prior 
to receipt of the formal application being filed with the Village). Up to 45 days is available for a comment 
period 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: 

 Does the Applicant’s Class 6b request satisfy the general Cook County criteria for the approval of 
a Class 6b incentive involving a new construction building?   

 Does the Applicant’s 6b proposal satisfy the general Village criteria for the approval of a 6b 
incentive, given the two requested reliefs: 

o Relief from the Village’s bar on appealing property assessment during the 12 
year 6b period? 

o Relief from the Village’s bar on affirmatively agreeing not to reapply for a new 
6b at any point in the future? 

 Is the incentive appropriate to encourage for the construction of a new speculative 447,583 
square foot facility for future industrial users to Northbrook? 

The Applicant and staff will be present at the December 14, 2021, meeting to answer any questions 
from the Board. 



PRELIMINARY REVIEW   
COOK COUNTY 6B PROGRAM REQUEST: 4000 COMMERCIAL AVE 

APPLICATION SUMMARY 
 

 
Applicant: PDC Chicago LPIV, Inc. 

 
Site Location: 4000 Commercial Avenue 

 
Requested Action: Resolution supporting and consenting to a Cook County Class 6b incentive 

 
Proposal: Resolution from the Village of Northbrook supporting and consenting to a 

Class 6b tax incentive for New Construction. 
 

  
Existing Zoning & 
Land Use: 
 

I1 – Vacant Industrial Building  

Surrounding Zoning & 
Land Use: 
 

North: Highway Interstate 294 
South:    I-1 Restricted Industrial 
East:      I-1 Restricted Industrial 
West: I-1 Restricted Industrial 

 
Comprehensive Plan 
Designation: 

 
General industrial, warehouse and office 
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COMPREHENSIVE PLAN MAP 
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Street view from I-294 Looking South  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  



 Street view from Parking Lot of 4000 Commercial Ave. Looking North 
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January 28, 2022 
 
 
 
Chan Yu 
Deputy Director 
Village of Northbrook 
Department of Development and Planning 
1225 Cedar Lane 
Northbrook, IL   60062 
 
RE: Application for Village of Northbrook Cook County 6B Classification 
 4000 Commercial, Northbrook, IL 
 
Chan: 
 
The purpose of this letter is to formally request consideration of a Cook County Class 6B 
Classification for the property stated above located in Northbrook, IL subject to the properties being 
redeveloped as a new industrial facility.  Please find the applicant’s responses to the Village of 
Northbrook’s Application below: 
 
 
Applicant:  PDC Chicago LPIV, Inc. 
   John Pagliari & Jason Rosenberg 
   6250 N. River Road, Suite 4050 
   Rosemont, IL  60018 
   (847) 292-4510 
   jpagliari@panattoni.com 
   jrosenberg@panattoni.com 
   Business Type:  Real Estate Development 
 

Founded in 1986 by Carl Panattoni, Panattoni Development Company, 
Inc. (“PDC”) along with its European and Canadian affiliates (collectively 
“Panattoni”) is one of the largest privately held, full service real estate 
development companies in the world.  Panattoni’s US operations are 
headquartered in Newport Beach, CA, and operate from 16 offices in the 
United States covering all industrial hubs.  Highly experienced local 
partners operate in each of their markets focusing on project sourcing and 
execution.  Since inception, Panattoni has developed over 500 million 

mailto:jpagliari@panattoni.com
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square feet of space.   
 
   The Chicago Office of Panattoni Development Company, Inc. was formed in 

2001 and has offices in Rosemont, IL.  Since then, PDC has developed over 
20 million square feet of industrial space in the Chicago Metropolitan area.  
The projects have consisted of both greenfield development and tear-down 
redevelopments.  PDC has been involved with twelve (12) previous projects 
for which a Cook County 6b Classification has been granted and PDC is 
requesting approval of the 6b Classification to develop a similar industrial 
speculative building in Northbrook.  A summary of past speculative projects 
for which a 6b has been granted and the subsequent tenants who occupied 
these buildings is as follows: 

 
   Industrial Speculative New Construction 
   7711 Gross Point Road 
   Skokie, IL 
   Site Size:  11 acres 
   Total Square Feet: 150,070 SF 
   Tenants:  Snyder’s Lance/US AutoForce/My Fav Electronics 
   Use:   Packaged Food Distribution/Auto Part Supply to Auto 

Dealerships/Consumer Electronics 
       
 
   Industrial Speculative New Construction 
   7511 Linder Avenue 
   Skokie, IL 
   Site Size:  9.5 acres 
   Total Square Feet: 140,316 SF 
   Tenant:  Amazon 
   Use:   Same Day Delivery Facility 
 
   Industrial Speculative New Construction 
   1001 S. Wheeling Road 
   Wheeling, IL 
   Site Size:  9.15 acres 
   Total Square Feet: 162,746 SF 
   Tenant:  FedEx 
   Use:   Package Delivery 
 
 
 
   Industrial Speculative New Construction 
   11601 Copenhagen Court 
   Franklin Park, IL 
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   Site Size:  20 acres 
   Total Square Feet: 400,192 SF       
   Tenant:  WOW Logistics 
   Use:   3rd Party Logistics (Consumer Products) 
  
 
    
   Industrial Speculative New Construction 
   1111 Chase Avenue 
   Elk Grove Village, IL 
   Site Size:  6.48 acres 
   Total Square Feet: 133,037 SF       
   Tenant:  Seiko Logistics/GranQuartz 
   Use:   3rd Party Logistics/Building Material Distributor 
   
 
   Industrial Speculative New Construction 
   3400 Wolf Road 
   Franklin Park, IL 
   Site Size:  30 acres 
   Total Square Feet: 491,098 SF       
   Tenant:  Expeditors/Vital Proteins 
   Use:   3rd Party Logistics/Health Supplements  
 
    
   Industrial Speculative New Construction 
   1665 Birchwood Avenue 
   Des Plaines, IL 
   Site Size:  4.5 acres 
   Total Square Feet: 35,000 SF 
   User:   NICOR 
   Use:   Service Center 
    
    
   Industrial Speculative New Construction 
   2050 Clearwater 
   Des Plaines, IL 
   Site Size:  5 acres 
   Total Square Feet: 90,000 SF 
   Tenant:  Ambius Plant Rental Service Company 
   Use:   Plant Rental and Service Center 
 
   Industrial Speculative New Construction 
   1600 Sherwin Ave 
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   Des Plaines, IL 
   Site Size:  7.5 acres 
   Total Square Feet: 164,000 SF 
   Tenant:  Maestro Cargo 
   Use:   Distribution Center 
 
   Rehabilitation of Vacant Industrial Facility  
   2400 Lunt Avenue 
   Elk Grove Village, IL 
   Site Size:  2.75 acres 
   Total Square Feet: 60,000 SF 
   Tenant:  Sigma Foods 
   Use:   Packaged Food Distribution 
       
 
   Industrial Speculative New Construction 
   1925 Busse Road 
   Elk Grove Village, IL 
   Site Size:  10 acres 
   Total Square Feet: 208,000 SF 
   Tenant:  Ceva Logistics 
   Use:   3rd Party Logistics (Nike Athletic Products) 
 
   Industrial Speculative New Construction 
   3348 S. Pulaski 
   Chicago, IL 
   Site Size:  15 acres 
   Total Square Feet: 316,680 SF 
   Tenant/Use:  Packaged Food Distribution 
       
 
 
Project:  Address: 4000 Commercial, Northbrook, IL 
   PIN:    04-06-204-011-0000 
   Zoning: I-1 Industrial 
    

The development plan is to demolish the existing antiquated +/- 284,000 
(187,000 SF Footprint) square foot industrial/office building and develop a 
New Class A, state-of-the-art industrial speculative building.  The highest 
and best use for the property is to redevelop it with a new +/- 447,583 
square foot state-of-the-art speculative facility (site plan attached) to meet 
the requirements of current users in the marketplace.  The building will be 
designed as a high image facility with significant glass line, and will be 
flexible to accommodate multiple tenants.  The physical characteristics of 
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the planned facility are as follows:  
 
Size:    Approximately 447,583 SF 
Construction Type:  Pre-cast concrete (Rendering Attached) 
Car Parking:   Approximately 387 car parking 
Ceiling Height:  36’ Clear 
Bay Size:   +/- 50’ x 50’ 
 
 
The applicant is scheduled to purchase the property in the 1st Quarter of 2022. 
 Subject to applicable permitting, it is the applicant’s plan to demolish the 
existing vacant building in the summer of 2022 and will start construction of 
the planned building immediately thereafter, and deliver the new base 
building in the summer of 2023.  Due to the industrial nature of the project, 
we do not foresee an increased impact on traffic compared to the past use at 
the property.  For example, per the Parking Generation Manual, 5th Edition, 
published by the Institute of Transportation of Engineers, parking studies 
show that the warehousing land-use has an average parking rate of .39 
vehicles per 1,000 SF, whereas general office land-use has an average parking 
rate of 2.39 vehicles per 1,000 SF.  As such, it can be seen that the parking 
rates for the general office land-use is significantly higher than the 
warehousing land-use.  Additionally, the property is currently zoned 
appropriately for the proposed project, which is I-1.  Any future end users at 
this property will have to adhere to the Village of Northbrook’s I-1 zoning 
ordinance. 
 

 
  
Existing Conditions: The current owner has engaged leasing brokers to lease or sell the property 

on and off for the last 5 Years.  Walgreen’s, who is the current owner, is 
the last occupant in the building and is only utilizing approximately 
30,000 SF of space, and is scheduled to completely vacate the property 
no later than April 30, 2022.  According to the current leasing company, 
Cushman & Wakefield, leasing and sale activity at 4000 Commercial has 
struggled significantly prior to the pandemic and has worsened during the 
pandemic.  The following were the principal reasons why: 

  
1. Demand for Office or Flex tech space has been very limited for the 

past 5 years for big blocks in the Northern Suburbs.  Vacancy Rates 
both in Direct and Sublease Space have continued to rise, and demand 
has decreased drastically both before and during the pandemic.  There 
are no signs on the immediate horizon that contradict this trend. 

2. Stericycle who had been a tenant in 4000 Commercial moved out 2 
years ago and originally took the balance of space that Walgreens 
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didn’t use.  Walgreens themselves had mostly vacated the space a few 
years ago. 

3. Stericycle was the quintessential example what has been happening in 
the office market.  When there “is” demand, tenants like Stericycle are 
doing what is known as a “Flight to Quality” move, that essentially 
means that tenants are being able to execute lease transactions at 
buildings that they couldn’t afford or justify previously.  These higher 
classed buildings have better amenities (i.e. Workout Facilities, 
Upgraded Food Services-Deli’s, Conferencing Centers, Security, often 
Underground parking with more  efficient and newer, Data and HVAC 
operating systems.  By way of example, Stericycle landed in 
Bannockburn in a single tenant building with the amenities just 
mentioned.  There are countless other examples of deals/transactions 
that support this trend. 

4. 4000’s Physical Space made the challenge to lease space even more 
difficult.  The compartmentalized nature of the floor plate, limited 
window line (throughout the entire building) and lack of design for 
multi-tenant usage (4000 had been originally designed for a single 
tenant) proved nearly impossible for tenants to design and plan their 
space in. 

5. Lastly, although the signage and identity of 4000 seemed to be a 
potential feature to attract tenants, the reality is that prospective tenants 
felt the subject property has a lack of accessibility compared to other 
office buildings immediately along I-94 with 4-way interchanges that 
outweighed the benefits of this potential exposure.  Buildings like 
Parkway North in Deerfield and others at Routes 22 and 60 were and 
are preferred and in much greater demand. 

 
 
Economic & 
Fiscal Impacts: The total estimated cost of the project is approximately $47,000,000.   
  
 This project will not proceed without the Class 6B Classification.  Without 

the Class 6B, the proposed project would be at too great a disadvantage 
compared to other new projects in nearby Cook County that have the 
incentive and other new projects in nearby Lake County that benefit from 
lower real estate taxes. 

 
 This development will draw new businesses and employees to the Village of 

Northbrook.  The current existing facility is highly underutilized and will be 
losing its last, small tenant in 2022.  Besides the economic impact of those 
employees spending money at local businesses, it is possible that the future 
tenants may generate sales tax revenue to the Village.  Please refer to the 
attached memo from Flanagan Bilton LLC for a summary and analysis of the 
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accretive economic impact regarding real estate taxes. 
 
 The applicant is not requesting any public assistance (notwithstanding the 

request for the 6b Classification).  The project will be fully funded by private 
investment. 

 
 In the previous twelve (12) projects for which the applicant was granted a 6b, 

those agreements never stipulated that the property owner could not appeal 
the assessed value during the term of the 6b.  The applicant believes this 
stipulation has the potential to put the property owner at a significant 
disadvantage to other commercial property owners.  The project is not 
economically viable without the 6b, in particular due to the fact the property 
sits on the border of Lake County, which has a much lower industrial tax rate. 
Real estate taxes are based upon market value, or assessed values, and those 
values change based upon a myriad of local and macroeconomic factors.  For 
example, industrial property values plummeted during the late 2000’s and 
early 2010’s.  During such a significant event, if a property owner’s assessed 
value were not adjusted fairly compared to other similar properties, and the 
owner had agreed not to appeal an assessed value, this would put that owner 
in a potentially devastating market position.  As such, we would strongly like 
to preserve our ability to appeal future assessed values.  However, the 
applicant certainly could agree to not apply for additional real estate tax 
incentives, such as tax increment financing (TIF).   

 
  
 
 

 
Employment:  We would estimate that this project will generate approximately 100-150 

construction jobs during shell construction.  Due to the speculative nature of 
the project, it is unknown how many permanent jobs will be created.  The 
proposed building would be developed with approximately 387 car parking 
stalls.   

 
 
 
 
Environment:  Based on upon the current use of the existing property and the institutional 

quality of the proposed development, we would not anticipate a significant 
impact on traffic, water or sewer use, or any other adverse conditions.  In 
fact, the redevelopment of the site will require meeting current Village and 
MWRD stormwater storage standards that will be an enhancement to the 
community.  In reviewing past plans for the existing property, we have 
estimated that the site currently provides approximately 1 acre feet of 
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stormwater storage.  Upon completion of the proposed project, the site will 
provide approximately 16 acre feet of stormwater storage, the majority of 
which will be in a to be built pond that will be planted with native 
plantings.  The basin will be designed to meet the MWRD Volume 
Control Best Management requirements and will promote infiltration, 
runoff filtration, and water quality.   The current site is not designed to 
treat any of the stormwater runoff prior to outleting off-site. 

 
 
   Although the existing property is not heavily landscaped, the applicant’s 

development plan will provide a significant amount of green space along 
Commercial Avenue that will also preserve mature trees located in that area.  
Per the Village’s zoning code, the required setback along Commercial is 30’ 
from the property line, whereas the applicant is proposing a 90’ setback that 
will provide an additional 1.24 acres of green space above code.  Further, the 
applicant will enhance the landscaping of the remainder of the property with a 
landscape plan that will meet the local ordinances.  Further, the proposed plan 
includes total open space of approximately 350,695 SF, which is 30.6% of 
the entire property, as compared to adjacent properties that provide green 
space ranging from 7.1 - 18.7%. 

 
 
Very truly yours, 
 
Panattoni Development Company, Inc.,  
a California corporation 

 
By:______________________________ 
        John Pagliari, Partner 
 Jason Rosenberg, Partner 
 
 
 
 

 



 

 
January 10, 2022 
 
 
Chan Yu 
Deputy Director 
Village of Northbrook 
Department of Development and Planning 
1225 Cedar Lane 
Northbrook, IL   60062 
 
RE: Real Estate Tax Analysis for Proposed 6B Application for Village of Northbrook 
 4000 Commercial Ave, Northbrook, IL 
 
Mr. Yu: 
 
The purpose of this letter is to highlight the real estate tax benefits for the proposed 6B incentive 
on 4000 Commercial Ave, Northbrook, IL.  

There are three scenarios by which the subject property will generate real estate tax revenue for 
the Village of Northbrook and related taxing entities. Those are: 

 

1) The property remains static, generates minimal tax revenue, and remains an antiquated 
building in the community, 

2) The property goes completely vacant, obtains a reduction in assessed value based on 
vacancy, generates the least amount of tax revenue. This is the worst-case scenario and the 
most probable scenario without 6B approval. The subject property is scheduled to lose its 
last remaining tenant this year with no prospects of leasing to new tenants. The assessed 
value has remained constant or decreased 2019 through 2021—which results in lower tax 
revenue to the Village,  

3) The property obtains a 6B, causes new development of an aesthetically pleasing building, 
creates jobs, economic activity, and a consistent and reliable stream of tax revenue—now 
and into the future. The taxes generated from this scenario would be greater than the taxes 
generated if the building were to remain in its current condition. This outcome will increase 
tax revenue for the Village. The tax generated from this scenario generates not only a larger 
tax amount, but a healthier and more reliable tax amount.  

 

I do not mention raising taxes through a new building without a 6B because that scenario is 
unlikely. With the proximity to Lake County and other comparable properties receiving 6B 
classification, this property will be put at a distinct disadvantage if developed without a 6B. 
Because of the challenges it is unlikely any investor will redevelop this property in the absence 
of a 6B. 
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If the building goes completely vacant, all parties are worse off. As vacancy persists more capital 
is required to remedy the issues caused by said vacancy, which dissuades potential investors, 
which prolongs the vacancy further. This circular pattern will likely continue. As mentioned 
above, the assessed value of the property has remained static or decreased in the last three years. 
Property value and corresponding tax revenue should increase year over year. This downward 
trend highlights the importance of obtaining a 6B.  

I have put together an updated spreadsheet explaining the real estate tax revenues for the three 
scenarios above. Without a 6B the future for the subject property is the worst and most probable 
case scenario. Approval of a 6B could remedy that predicament. Over the life of the incentive, a 
newly developed 6B property will raise an estimated $22,365,132 in tax revenue compared to the 
estimated $13,092,392 if the property goes and remains vacant. Approval of this 6B would 
generate an additional $9,272,740 in tax revenue.  

 

 

 

Sincerely, 

 

 

 

John P. Flanagan J.D. 

 

 

 

 

 
 
 
 
 
 
 
 
 



Tax Year
Est. 
Tax 

Rate

Est. 
Multiplier

*
Estimated Effective Tax Rate

Estimated 
Market Value

Assessment 
Level

Assessment Estimated Tax
Estimated 

Market Value
Assessment 

Level**
Assessment Estimated Tax

Estimated 
Market 
Value

Assessment 
Level

Assessment
Estimated 

Tax

2022 7.737% 3.2234 24.939% 47,000,000$ 25% 11,750,000$   2,930,385$    47,000,000$ 10% 4,700,000$      1,172,154$       $12,799,134 25% $3,199,783 $798,008
-$                  

2023 7.853% 3.2234 25.314% 47,000,000$ 25% 11,750,000$   2,974,341$    47,000,000$ 10% 4,700,000$      1,189,736$       $12,799,134 25% $3,199,783 $809,978
-$                  

2024 7.971% 3.2234 25.693% 47,000,000$ 25% 11,750,000$   3,018,956$    47,000,000$ 10% 4,700,000$      1,207,582$       $12,799,134 25% $3,199,783 $822,128
-$                  

2025 8.090% 3.2234 26.079% 54,050,000$ 25% 13,512,500$   3,523,876$    54,050,000$ 10% 5,405,000$      1,409,550$       $14,719,004 25% $3,679,751 $959,629
-$                  

2026 8.212% 3.2234 26.470% 54,050,000$ 25% 13,512,500$   3,576,734$    54,050,000$ 10% 5,405,000$      1,430,694$       $14,719,004 25% $3,679,751 $974,023
-$                  

2027 8.335% 3.2234 26.867% 54,050,000$ 25% 13,512,500$   3,630,385$    54,050,000$ 10% 5,405,000$      1,452,154$       $14,719,004 25% $3,679,751 $988,634
-$                  

2028 8.460% 3.2234 27.270% 62,157,500$ 25% 15,539,375$   4,237,567$    62,157,500$ 10% 6,215,750$      1,695,027$       $16,926,854 25% $4,231,713 $1,153,983
-$                  

2029 8.587% 3.2234 27.679% 62,157,500$ 25% 15,539,375$   4,301,131$    62,157,500$ 10% 6,215,750$      1,720,452$       $16,926,854 25% $4,231,713 $1,171,292
-$                  

2030 8.716% 3.2234 28.094% 62,157,500$ 25% 15,539,375$   4,365,648$    62,157,500$ 10% 6,215,750$      1,746,259$       $16,926,854 25% $4,231,713 $1,188,862
-$                  

2031 8.846% 3.2234 28.516% 71,481,125$ 25% 17,870,281$   5,095,802$    71,481,125$ 10% 7,148,113$      2,038,321$       $19,465,882 25% $4,866,470 $1,387,699
-$                  

2032 8.979% 3.2234 28.943% 71,481,125$ 25% 17,870,281$   5,172,239$    71,481,125$ 15% 10,722,169$    3,103,344$       $19,465,882 25% $4,866,470 $1,408,514
-$                  

2033 9.114% 3.2234 29.377% 71,481,125$ 25% 17,870,281$   5,249,823$    71,481,125$ 20% 14,296,225$    4,199,858$       $19,465,882 25% $4,866,470 $1,429,642

Market Values were increased 15% in the first year of a new triennial
*2020 Equalizer was used througout this analysis due to speculation and variation year-over-year. 2019 to 2020 
Equalizer increased 10.5%. 
**The above is based on the assumption that the Class 6b Tax Incentive for the subject property will be granted in 2022.

Estimated Taxes, New Building, No Class 6B Estimated Taxes, New Building with Class 6B Estimated Taxes, Current Building, With 100% Vacancy

Total Estimated Taxes (2022 - 2033) 48,076,887$ Total Estimated Taxes (2022 - 2033) 22,365,132$     Total Estimated Taxes (2022 - 2033) $13,092,392

One North LaSalle Street  |  Suite 2100  |  Chicago, IL 60602  |  Phone:  (312) 782-5000  |  Fax:  (312) 565-0821







NORTHBROOK, ILLINOIS
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jchristoph@spacecoinc.com

LICENSE EXPIRES: 11-30-2022

JERRY P. CHRISTOPH, I.P.L.S. No. 035-3540

                                                                                                                        

ROSEMONT, ILLINOIS.

GIVEN UNDER MY HAND AND SEAL THIS ____ DAY OF __________, 2021 IN 

FIELDWORK WAS COMPLETED ON OCTOBER 22, 2021. 

6(a), 6(b), 7(a), 7(b)(1), 7(c), 8, 11(a), 13, 15, 16, 17 & 18 OF TABLE "A" THEREOF. THE 

ESTABLISHED AND ADOPTED BY ALTA AND NSPS, AND INCLUDES ITEMS 1, 2, 3, 4, 

DETAIL REQUIREMENTS FOR ALTA/NSPS LAND TITLE SURVEYS, JOINTLY 

BASED WERE MADE IN ACCORDANCE WITH THE 2021 MINIMUM STANDARD 

THIS IS TO CERTIFY THAT THIS MAP OR PLAT AND THE SURVEY ON WHICH IT IS 

AND TO: WALGREEN COMPANY, AN ILLINOIS CORPORATION

    TO: NEAR NORTH TITLE GROUP

COUNTY OF COOK )

                                   ) SS

STATE OF ILLINOIS)

N

SCALE  1" = 50'

500 100

(SURVEYOR'S NOTE: SEE THIS SURVEY.)
LAND ONTO THE EASEMENT ……
21. ENCROACHMENT OF THE BUILDING LOCATED MAINLY ON THE 

PROPERTY AND IT DOES NOT CONTAIN ANY PLOTTABLE ITEMS.)
(SURVEYOR'S NOTE: THIS EXCEPTION AFFECTS THE SURVEYED 
THE LAND AND OTHER PROPERTY)
RECORDED AUGUST 7, 1995 AS DOCUMENT 95520464. (AFFECTS 
MADE BY MOTOROLA, INC., A DELAWARE CORPORATION, 
RESTRICTIVE COVENANT FOR CONSTRUCTION OF SIDEWALKS 
20. COVENANTS AND RESTRICTIONS CONTAINED IN THE 

SHOWN ON THIS PLAT."
DEEMED TO BE RELEASED OR VACATED BECAUSE THEY ARE NOT 
GRANTED BY ANOTHER PLAT OR DOCUMENT SHALL NOT BE 
ON THIS PLAT OF SUBDIVISION THAT HAVE BEEN PREVIOUSLY 
"ANY EASEMENTS OR RIGHT OF WAY ON THE PROPERTY SHOWN 

RESUBDIVISION RECORDED AS DOCUMENT 95513270:
19. THE FOLLOWING RECITAL AS SHOWN ON THE PLAT OF 

(SURVEYOR'S NOTE: THIS EXCEPTION HAS BEEN SHOWN.)
NORTH 389.42 FEET OF THE EAST LINE OF THE LAND.
RECORDED AUGUST 3, 1995 AS DOCUMENT 95513270, OVER THE 
23794351, AND AS SHOWN ON THE PLAT OF RESUBDIVISION 
SHOWN ON PLAT RECORDED JANUARY 19, 1977 AS DOCUMENT 
18. A 5-FOOT EASEMENT FOR ELECTRIC AND TELEPHONE AS 

(SURVEYOR'S NOTE: THIS EXCEPTION HAS BEEN SHOWN.)
THE LAND.
95513270, OVER THE SOUTH 695.00 FEET OF THE EAST LINE OF 
RESUBDIVISION RECORDED AUGUST 3, 1995 AS DOCUMENT 
DOCUMENT 23794351, AND AS SHOWN ON THE PLAT OF 
DRAINAGE AS SHOWN ON PLAT RECORDED JANUARY 19, 1977 AS 
17. A 10-FOOT EASEMENT FOR ELECTRIC, TELEPHONE AND 

(SURVEYOR'S NOTE: THIS EXCEPTION HAS BEEN SHOWN.)
95513270, OVER THE SOUTHERLY LINE OF THE LAND.
RESUBDIVISION RECORDED AUGUST 3, 1995 AS DOCUMENT 
DOCUMENT 23794351, AND AS SHOWN ON THE PLAT OF 
AS SHOWN ON PLAT RECORDED JANUARY 19, 1977 AS 
16. A 10-FOOT EASEMENT FOR PUBLIC UTILITIES AND DRAINAGE 

(SURVEYOR'S NOTE: THIS EXCEPTION HAS BEEN SHOWN.)
95513270.
RESUBDIVISION RECORDED AUGUST 3, 1995 AS DOCUMENT 
AS DOCUMENT 23794351, AND AS SHOWN ON THE PLAT OF 
SHOWN ON PLAT OF SUBDIVISION RECORDED JANUARY 19, 1977 
15. EASEMENT FOR PUBLIC UTILITIES AND STREET PURPOSES AS 

(SURVEYOR'S NOTE: THIS EXCEPTION HAS BEEN SHOWN.)
3, 1995 AS DOCUMENT 95513270.
AS SHOWN ON THE PLAT OF RESUBDIVISION RECORDED AUGUST 
SHOWN ON PLAT OF SUBDIVISION RECORDED AS 23794351, AND 
14. 10-FOOT EASEMENT FOR PUBLIC UTILITIES AND DRAINAGE AS 

(SURVEYOR'S NOTE: THIS EXCEPTION HAS BEEN SHOWN.)
DOCUMENT 95513270.
THE PLAT OF RESUBDIVISION RECORDED AUGUST 3,1995 AS 
OF SUBDIVISION RECORDED AS 23794351, AND AS SHOWN ON 
13. 20-FOOT EASEMENT FOR STORM SEWER AS SHOWN ON PLAT 

(SURVEYOR'S NOTE: THIS EXCEPTION HAS BEEN SHOWN.)
THE LAND.
95513270, OVER THE WEST, NORTHWEST AND NORTH LINES OF 
RESUBDIVISION RECORDED AUGUST 3, 1995 AS DOCUMENT 
DOCUMENT 23794351, AND AS SHOWN ON THE PLAT OF 
ON PLAT OF SUBDIVISION RECORDED JANUARY 19, 1977 AS 
12. 20-FOOT EASEMENT FOR DRAINAGE PURPOSES AS SHOWN 

(SURVEYOR'S NOTE: THIS EXCEPTION HAS BEEN SHOWN.)
THE LAND.
95513270, OVER THE WEST, NORTHWEST AND NORTH LINES OF 
RESUBDIVISION RECORDED AUGUST 3, 1995 AS DOCUMENT 
NUMBER 23794351, AND AS SHOWN ON THE PLAT OF 
SHOWN ON THE PLAT OF SUBDIVISION RECORDED AS DOCUMENT 
11. A 10-FOOT EASEMENT FOR ELECTRIC AND TELEPHONE, AS 

(SURVEYOR'S NOTE: THIS EXCEPTION HAS BEEN SHOWN.)
(AFFECTS THE UNDERLYING LAND)
RECORDED JANUARY 19, 1977 AS DOCUMENT 23794351. 
10. EASEMENTS AS SHOWN ON THE PLAT OF EMI RESUBDIVISION 
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OWNER/TAX PAYER: BERNHARD LIMT PARTSHIP
P.I.N: 04-06-207-001-0000

OWNER/TAX PAYER: TI INVESTORS OF NRTHBK
P.I.N: 04-06-207-003-0000
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OWNER/TAX PAYER: LUMINEX CORPORATION
P.I.N: 04-06-107-004-0000

SAID POINT OF BEGINNING, ALL IN COOK COUNTY ILLINOIS.
DEGREES 06 MINUTES 07 SECONDS WEST, A DISTANCE OF 10.00 FEET TO 
FEET TO THE SOUTHERLY LINE OF SAID LOT 1; THENCE NORTH 41 
SECONDS WEST ALONG SAID PARALLEL LINE, A DISTANCE OF 502.67 
RIGHT OF WAY LINE; THENCE SOUTH 48 DEGREES 53 MINUTES 49 
PARALLEL WITH SAID NORTHERN ILLINOIS TOLL HIGHWAY EASTERLY 
A LINE 10.00 FEET EASTERLY OF MEASURED AT RIGHT ANGLES TO AND 
DEGREES 43 MINUTES 54 SECONDS WEST, A DISTANCE OF 8.00 FEET TO 
MINUTES 06 SECONDS WEST, A DISTANCE OF 265.44; THENCE NORTH 40 
LINE, A DISTANCE OF 101.98 FEET; THENCE SOUTH 49 DEGREES 16 
SAID NORTHERN ILLINOIS TOLL HIGHWAY EASTERLY RIGHT OF WAY 
NORTH 60 DEGREES 02 MINUTES 49 SECONDS EAST CONTINUING ALONG 
EASTERLY RIGHT OF WAY LINE, A DISTANCE OF 668.00 FEET; THENCE 
CONTINUING ALONG SAID NORTHERN ILLINOIS TOLL HIGHWAY 
BEGINNING; THENCE NORTH 48 DEGREES 53 MINUTES 49 SECONDS EAST 
THE SOUTHWESTERLY CORNER OF SAID LOT 1, FOR A POINT OF 
NORTHERN ILLINOIS TOLL HIGHWAY, A DISTANCE OF 590.00 FEET TO 
SECONDS EAST ALONG SAID EASTERLY RIGHT OF WAY LINE OF THE 
EAST ZONE, NAD 83 BEARING OF NORTH 48 DEGREES 53 MINUTES 49 
HIGHWAY; THENCE ON AN ILLINOIS STATE PLANE COORDINATE SYSTEM, 
EASTERLY RIGHT OF WAY LINE OF THE NORTHERN ILLINOIS TOLL 
SAID PLAT OF RESUBDIVISION , POINT BEING ON THE EXISTING 
RESUBDIVISION, ALSO BEING THE SOUTHWESTERLY CORNER OF LOT 2 IN 
COMMENCING AT THE SOUTHWESTERLY CORNER OF SAID PLAT OF 

DESCRIBED AS FOLLOWS:
RESUBDIVISION RECORDED AUGUST 3, 1995 AS DOCUMENT 95513270, 
MERIDIAN, IN COOK COUNTY, ILLINOIS, ACCORDING TO SAID PLAT OF 
TOWNSHIP 42 NORTH, RANGE 12, EAST OF THE THIRD PRINCIPAL 
13, 14, 16 AND 17 IN VORBROOK COMMERCIAL PARK, IN SECTION 6, 
RESUBDIVISION, BEING A RESUBDIVISION OF LOTS 4 TO 9 INCLUSIVE, 12, 
IN VORBROOK COMMERCIAL PARK AND OF LOT 1 IN E.M.I. 
THAT PART OF LOT 1 IN THE PLAT OF RESUBDIVISION OF LOTS 2 AND 3 

DOCUMENT 0805346020;
PORTION CONVEYED TO THE ILLINOIS STATE TOLL AUTHORITY BY DEED 
AUGUST 3, 1995 AS DOCUMENT 95513270, EXCEPT THE FOLLOWING 
ILLINOIS, ACCORDING TO SAID PLAT OF RESUBDIVISION RECORDED 
RANGE 12, EAST OF THE THIRD PRINCIPAL MERIDIAN, IN COOK COUNTY, 
VORBROOK COMMERCIAL PARK, IN SECTION 6, TOWNSHIP 42 NORTH, 
RESUBDIVISION OF LOTS 4 TO 9 INCLUSIVE, 12, 13, 14, 16 AND 17 IN 
COMMERCIAL PARK AND OF LOT 1 IN E.M.I. RESUBDIVISION, BEING A 
LOT 1 IN THE PLAT OF RESUBDIVISION OF LOTS 2 AND 3 IN VORBROOK 

PROPERTY DESCRIPTION:

(TABLE A ITEM 18)
SURVEYED PROPERTY OR SERVITUDES OTHER THAN THOSE SHOWN. 
PLOTTABLE OFFSITE (I.E., APPURTENANT) EASEMENTS AFFECTING THE 
ALTA/NSPS LAND TITLE 2021 STANDARDS DO NOT DISCLOSE ANY 
AS PART OF THE SURVEY PURSUANT TO SECTIONS 5 AND 6 OF THE 
THE DOCUMENTS PROVIDED TO THE OR OBTAINED BY THE SURVEYOR 

ITEM 17)
RECENT STREET OR SIDEWALK CONSTRUCTION OR REPAIRS. (TABLE A 
CONTROLLING JURISDICTION. THERE IS NO OBSERVABLE EVIDENCE OF 
LINES EITHER COMPLETED OR PROPOSED AND AVAILABLE FROM THE 
THIS SURVEYOR KNOWS OF NO CHANGES IN STREET RIGHT OF WAY 

MONTHS. (TABLE A ITEM 16)
BUILDING CONSTRUCTION OR BUILDING ADDITIONS WITHIN RECENT 
THERE IS NO OBSERVABLE EVIDENCE OF EARTHMOVING WORK, 

(TABLE A ITEM 15)
(FGDC TABLE A-3). (SEE SHEET 2)
SITE PLANS & SPECS PER FEDERAL GEOGRAPHIC DATA COMMITTEE 
EXCEEDS RECOMMENDED ACCURACIES FOR FEATURE & TOPOGRAPHIC 
COORDINATES VIA GNSS REAL TIME NETWORK (REILNET) AND 
UTILIZING POST-PROCESSED IMAGES AND ILLINOIS STATE PLANE 
AERIAL PHOTOGRAPHY PRODUCED BY SPACECO ON OCTOBER 15, 2021 

WEBSITE ACCESSED ON NOVEMBER 4, 2021. (TABLE A ITEM 13)
AND/OR TAXPAYERS AS LISTED ON THE COOK COUNTY ASSESSOR’S 
NAME OF THE ADJOINERS SHOWN HEREON ARE CURRENT OWNERS 

FOR THE SUBJECT PARCEL. (TABLE A ITEM 11)
UTILITIES SHOWN HEREON WERE LOCATED AS PART OF THE SURVEY 

SUBSTANTIAL FEATURES ARE SHOWN HEREON. (TABLE A ITEM 8)

ITEM 6A)
20, 2019. A CURRENT ZONING REPORT WAS NOT PROVIDED. (TABLE A 
THE VILLAGE OF NORTHBROOK ZONING MAP LAST DATED FEBRUARY 
PROPERTY IS CURRENTLY ZONED I-1 RESTRICTED INDUSTRIAL PER 

ACRES, MORE OR LESS. (TABLE A ITEM 4)
PROPERTY SURVEYED CONTAINS 1,146,964 SQUARE FEET, OR 26.331 

HAZARD. (TABLE A ITEM 3)
PROPERTY LIES IN ZONE X (UNSHADED) - AREA OF MINIMAL FLOOD 
AUGUST 19, 2008, IT IS OUR CONSIDERED OPINION THAT THIS 
17031C0069J & 17031C0088J MAP WITH AN EFFECTIVE DATE OF 
AGENCY (FEMA) FLOOD INSURANCE RATE MAP (FIRM) MAP NUMBERS 
BASED UPON A REVIEW OF THE FEDERAL EMERGENCY MANAGEMENT 

(TABLE A ITEM 2)
NORTHBROOK, IL 60062
4000 COMMERCIAL AVE
ADDRESS:

(TABLE A ITEM 1)
MONUMENTS WERE FOUND/SET AT THE PARCEL CORNERS AS SHOWN. 

04-06-204-011-0000
TAX P.I.N.S (PER TITLE COMMITMENT):

THE SURVEYED PROPERTY.
CEMETERIES, GRAVESITES, OR BURIAL GROUNDS BEING LOCATED ON 
ADDITIONALLY, THIS SURVEYOR HAS NO PRIOR KNOWLEDGE OF 
OBSERVED IN THE PROCESS OF CONDUCTING THIS SURVEY. 
IN THE RECORD DOCUMENTS PROVIDED TO THE SURVEYOR OR 
NO CEMETERIES, GRAVESITES, OR BURIAL GROUNDS WERE DISCLOSED 

REGISTERED UNDER LICENSE NUMBER 184-001157. 
SPACECO, INC IS AN ILLINOIS PROFESSIONAL DESIGN FIRM 

ALTA/NSPS LAND TITLE SURVEYS.
THE 2021 MINIMUM STANDARD DETAIL REQUIREMENTS FOR 
MINIMUM STANDARDS FOR A BOUNDARY SURVEY IN ADDITION TO 
THIS PROFESSIONAL SERVICE CONFORMS TO THE CURRENT ILLINOIS 

SCALING.
DISTANCES OR ANGLES SHOWN HEREON MAY BE ASSUMED BY 
ALL DIMENSIONS ARE IN FEET AND DECIMAL PARTS THEREOF. NO 

J.U.L.I.E. AT 1-800-892-0123.
UNDERGROUND UTILITIES WERE LOCATED. BEFORE DIGGING CALL 
EXCAVATE. OTHER UTILITIES NOT SHOWN MAY EXIST. NO 
COMPLETELY ACCURATE. FOR MORE ACCURATE LOCATION, FIELD 
LOCATIONS ARE APPROXIMATE AND SUSPECTED, AND MAY NOT BE 
STAKES, AND/OR ENGINEERING DESIGN PLANS. THEREFORE, THEIR 
FOUND ON THE SURFACE AND/OR FROM UTILITY COMPANY FIELD 
UNDERGROUND UTILITIES ARE SHOWN BY USING PHYSICAL EVIDENCE 

OF SEPTEMBER 15, 2021.
COMMITMENT NO./FILE NO.: IL2132824 WITH A COMMITMENT DATE 
COMMITMENT FOR TITLE INSURANCE BY NEAR NORTH TITLE GROUP, 
THIS SURVEY REFLECTS MATTERS OF TITLE AS LISTED ON A 

NOTES:
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Tax Year
2022 Tax 

Rate
2022 

Multiplier
Estimated Effective 

Tax Rate*
Estimated 

Market Value
Assessment 

Level
Assessment Estimated Tax

Estimated 
Market Value

Assessment 
Level**

Assessment Estimated Tax
Estimated 

Market Value
Assessment 

Level
Assessment Estimated Tax

2022 7.737% 3.2234 24.939% 40,000,000$   25% 10,000,000$  2,493,945$       40,000,000$     10% 4,000,000$        997,578$             $12,799,134 25% $3,199,783 $798,008

2023 7.737% 3.2234 24.939% 40,000,000$   25% 10,000,000$  2,493,945$       40,000,000$     10% 4,000,000$        997,578$             $12,799,134 25% $3,199,783 $798,008

2024 7.737% 3.2234 24.939% 40,000,000$   25% 10,000,000$  2,493,945$       40,000,000$     10% 4,000,000$        997,578$             $12,799,134 25% $3,199,783 $798,008

2025 7.737% 3.2234 24.939% 46,000,000$   25% 11,500,000$  2,868,036$       46,000,000$     10% 4,600,000$        1,147,215$          $14,719,004 25% $3,679,751 $917,709

2026 7.737% 3.2234 24.939% 46,000,000$   25% 11,500,000$  2,868,036$       46,000,000$     10% 4,600,000$        1,147,215$          $14,719,004 25% $3,679,751 $917,709

2027 7.737% 3.2234 24.939% 46,000,000$   25% 11,500,000$  2,868,036$       46,000,000$     10% 4,600,000$        1,147,215$          $14,719,004 25% $3,679,751 $917,709

2028 7.737% 3.2234 24.939% 52,900,000$   25% 13,225,000$  3,298,242$       52,900,000$     10% 5,290,000$        1,319,297$          $16,926,854 25% $4,231,713 $1,055,366

2029 7.737% 3.2234 24.939% 52,900,000$   25% 13,225,000$  3,298,242$       52,900,000$     10% 5,290,000$        1,319,297$          $16,926,854 25% $4,231,713 $1,055,366

2030 7.737% 3.2234 24.939% 52,900,000$   25% 13,225,000$  3,298,242$       52,900,000$     10% 5,290,000$        1,319,297$          $16,926,854 25% $4,231,713 $1,055,366

2031 7.737% 3.2234 24.939% 60,835,000$   25% 15,208,750$  3,792,978$       60,835,000$     10% 6,083,500$        1,517,191$          $19,465,882 25% $4,866,470 $1,213,671

2032 7.737% 3.2234 24.939% 60,835,000$   25% 15,208,750$  3,792,978$       60,835,000$     15% 9,125,250$        2,275,787$          $19,465,882 25% $4,866,470 $1,213,671

2033 7.737% 3.2234 24.939% 60,835,000$   25% 15,208,750$  3,792,978$       60,835,000$     20% 12,167,000$      3,034,382$          $19,465,882 25% $4,866,470 $1,213,671

Market Values were increased 15% in the first year of a new triennial
*The 2020 Tax Rate (the 2020 tax rate x the 2020 multiplier) was used. It does not take into account any increases or 
decreases in the Effective Tax Rate between 2021-2033.

Estimated Taxes, New Building, No Class 6b Estimated Taxes, New Building with Class 6b

**The above is based on the assumption that the Class 6b Tax Incentive for the subject property will be granted in 2022.

Estimated Taxes, Current Building, With 100% Vacancy

Total Estimated Taxes (2022 - 2033) 37,359,603$    Total Estimated Taxes (2022 - 2033) 17,219,630$       Total Estimated Taxes (2022 - 2033) $11,954,262
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