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July 11, 2017 

Alderman Napolitano 
41st Ward 
7442 N. Harlem Avenue 
Chicago, IL 60631 

Dear Alderman Napolitano, 

We want to thank you and the members of the 41" Ward Zoning Advisory Board for all the time 
that you have taken to review and consider our proposed amendment to Planned Development #44 
at 8535 W. Higgins Road. After our initial meetings at your offices, we appreciated your 
commitment to support our development so long as our development received the support of the 
41" Ward Zoning Advisory Board. Your 41" Ward website makes clear that "anyone seeking a 
change in Zoning is required to present their plan to the Zoning Advisory Board for approval." We 
welcomed this opportunity. We appeared before the Zoning Advisory Board on December 7, 2016 
and on January 4, 2017. After a thorough review of our proposals, community participation and 
questions, and questions from the Board members, the Board unanimously voted to approve our 
development. 

In reliance on the Board's approval and your direction, we spent the next several months preparing 
detailed and costly development plans necessary to submit to the City for the development 
proposal that you and the Zoning Advisory Board had previously approved. We worked with City 
staff in order to prepare for the Plan Commission submittal and public hearing. In addition, because 
of this new, high-quality, multi-family development, we have signed an agreement with a company 
to build their new corporate headquarters on the adjacent site and bring over 600 jobs to your 
ward and the City. 

As you know, our development was placed on the Plan Commission's June 15th agenda for a public 
hearing and consideration. It was only after that agenda was published that we learned for the first 
time that you no longer supported our PD amendment and development. Given your prior support, 
the public's support, and the unanimous support received from the Board earlier this year, we are 
surprised and troubled by this situation. 

Since our June meeting with you in your office to discuss the change in your support of the 
amendment, we still have not received a reason for this shift in sentiment. We do not know what 
changed between the meetings with you, the Board, and community in December 2016 and early 
2017, to create the concerns that you have now voiced about the amendment. We have been 
informed that without Aldermanic approval, our proposed development will either be deferred 
indefinitely or voted down, at your request. The role of aldermanic approval is the reason that we 
did not expend significant resources on this development until we received your support and the 
support of the 41" Ward Zoning Advisory Board. 
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We believe it would be constructive for us to describe, in writing, some of the significant benefits of 
our proposed development to the residents and community, and at the same time, address any 
possible concerns. Once you have a chance to review these, we ask that you meet with us again to 
reconsider this situation and our development prior to the July 20th Plan Commission's meeting. 

1. Reduction in Traffic 

For most communities, one of the top issues involving a proposed new development is the 
traffic impact. Many resident reach out to their elected officials if they believe a change in 
zoning will cause a significant increase in traffic within their neighborhood or on their 
streets. If there is a way to change zoning to reduce the impact on traffic, most residents 
are fully supportive. 

Under the current planned development for the Higgins site, there is the ability to build as-
of-right 750,000 square feet of office space, not including parking or parking structures. The 
parking requirements for a new office development are a minimum of 4 parking spaces per 
1,000 square feet of building space (many users require 5 or more). Assuming no changes 
to the current planned development, the parking required for the office complex on the site 
will be 3,000 spaces. Upon completion, this will result in approximately 3,000 more cars on 
Higgins Road during the morning and evening commutes. 

Under our proposed amendment, the total office space will be reduced to no more than 
500,000 square feet, and the remaining portion of the site will be for 297 luxury 
apartments. The parking required for the apartments is just 278 parking spaces. if you 
combine the parking for the office (500 x 4 = 2,000) with parking for the apartments (278), 
the total parking will be 2,278 spaces, which is 722 cars less than under the current planned 
development. Not only will there be significantly fewer total cars under the proposed 
amendment, but most apartment residents living near a transit stop will not use their cars 
for commuting on a daily basis (i.e. less traffic coming and going from the site during peak 
commute times under the proposed amendment). 

Therefore, having the ability to support an amendment that will reduce the future traffic on 
Higgins and Cumberland will be a major benefit to the local residents of the 41St Ward. 

2. Reduction in Density and Height of a Development 

One question that had been asked was whether our proposed amendment would result in 
too much density for the site, given the size of the apartment building. As noted below, the 
proposed amendment actually reduces the total massing of the site. 

Under the current planned development, the site is approved as-of-right for three 15-story 
office buildings at a height of up to 190 feet. In addition to the three 15-story office 
buildings, the existing planned development allows for multiple large, multi-leveled parking 
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structures (to accommodate the 3,000 parking spaces for the buildings). Between the 
height of the office buildings and massing of the large garages, the site will have little light 
or air space. 

In comparison, under the proposed amendment, the luxury apartment building will be 
about half as tall as an office building. Given the much smaller parking requirement for 
apartments, almost all of the parking spaces for the building will be located in the building 
itself (rather than in a separate parking structure). This will reduce the number of parking 
structures, and allow for more light and air in the development. 

3. No Impact on Schools 

Although we addressed the impact on schools (or lack thereof) at the Zoning Advisory Board 
meetings, we want to confirm the consultant's conclusions, which have not been 
substantively challenged. Given the mix of apartments (with 71% being 1BR or smaller and 
only 29% 2BR — with no 3BR), as well as the price point of approximately $2,300 a month, 
there would be no more than six (6) children living in the entire residential portion of the 
development. As we discussed, the apartment residents will primarily be younger 
professionals that currently work in the surrounding office buildings, or pilots and flight 
attendants that work at O'Hare. Additionally, because the residential development will 
significantly increase the property's assessed value, the project's increased contribution to 
the Chicago Public School system (through higher real estate taxes) could be over $500,000 
per year, far in excess of any possible new costs for schools associated with school-aged 
children living in the new apartment building. 

4. No Material Design Changes to Apartment Building 

Although it never came up when we met, we have read reports that your staff believes that 
we unilaterally made substantive changes to design or unit mix since our meeting with the 
Zoning Advisory Board. This is not true. We want to be clear that the only small changes 
made since the meetings were changes requested or required by City staff. The total 
number of units increased only by two (2) units (one additional studio and one additional 
2BR unit), due to some unit design changes that resulted from some of the requested 
changes by City staff, the total number of bedrooms in the entire development increased by 
only one. Any of the other technical changes that were made to the design, were made 
based upon requests from the City and are non-material. We would be more than happy to 
sit down with you to walk you through these specific changes. 
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As you can appreciate and understand, we have invested a significant amount of time and money 
based on the support that we received from the Zoning Advisory Board, the community, and from 
you. If there is a change in community sentiment about the amendment, we would respectfully 
request the opportunity to meet with you again to discuss any concerns about the project. 

Thank you for your time. 

GLENSTAR PROP S LLC 

Managing Principal 


