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With the purchase by Marathon of 262
acres of land from the Sisters of the Holy
Spiriton March 16, 1990, the final piece in
the Marathon annexation process has
falleninto place. Thisis areport summa-
rizing how the Village dealt with annex-
ing this 306 acres known as "The Sisters'
Parcel" of the Techny land. We believe
the annexation agreement is unique in
Hlinois, and perhaps in the United States,
and may serve as a model to control
future commercial developments for
Glenview and other Villages.

The petitioners, Marathon, initially re-
quested the right to develop 4.5 million
square foot corporate office park and a
continuing care retirement community.
After more than three months of tele-
vised public hearings before the Plan
Commission and the Village Board a 2.75
million sqare foot office park was ap-
proved.

During these hearings, residents of Glen-
view and neighboring communities pre-
sented concerns about many items in-
cluding: stormwater run-off and flood
control; density and building mass; land
use; and perhaps most of all, traffic.

The issue with the greatest community
impact was the complex problem of traf-
ficcongestion. The petitioner's traffic ex-
perts presented extensive testimony pro-
viding what the Board believed to be ex-
cessively optimistic (i.e. low) projections
as to the amount of traffic that would be
generated by a development this large.
Their ability to mitigate (or reduce) the
traffic that would be generated in the
future by relying solely on such methods

as: ride-sharing, shuttle buses, flextime,

etc., was questioned. ThePlan Commis-
sion reflectedthis skepticismin theirrec-
ommendation that the density be drasti-
cally reduced from what was originally
requested. Asthe processdrewtoaclose,
positions became clear:

¢ The Village Board refused to ap-
provemorethan2.75 million square
feetof office space since that would
have generated the maximum
amount of traffic our own inde-
pendent experts determined could
be "digested" by the affected inter-
sections.

@ The developer needed 3 million
square feet for an economically vi-
able project.

This created a dilemma. If the Village
Board accepted the developers proposal,
it would lead to unacceptable traffic lev-
els. However, if the Board rejected the
proposal, it would have effectively dis-
solved the IDOT Task Force Agreement
(signed by The Techny Fathers, Glen-
view, Northbrook, and all three Techny
developers) which defined, scheduled
and funded over $30 million worth of
critically needed area road improve-
ments. While an outright rejection of the
proposal might have, at least temporar-
ily, reduced the total number of cars on
our existing roads, it would have re-
sulted in more congestion.

Thesolution to thisdilemma wasreached
through an innovative agreement be-
tween the Village and the developer,
which would permit the developer to
constructa maximum of 3 million square
feet, only if it is demonstrated that "real
world" traffic volumes have, in fact, been
reduced by 10%. This means that the
maximum traffic generated would beless
than would otherwise be generated by
the2.75 million square feet that the Board
of Trustees found acceptable.

To strongly encourage the developer not
just to settle for a 10% reduction, the
Board also agreed to let the developer
make one future request to build more
than 3 million square feet. That request,
however, can only be made after traffic
has been reduced enough to permit 3

million square feet to be built and occu-
pied and the traffic generated is actually
known. After that point, if the traffic
generated by 3 million square feet is still
even less than it would have been at 2.75
million square feet, the developer would
then be able to ask the Board for permis-
sion to build additional square footage in
an amount that would use up one half of
the verified reduction.

The Village Board would have to ap-
prove the additional construction and
can turn down the request if the total
traffic in the area generated by other de-
velopments in the region is simply too
great to beaccommodated by the arterial
road system that will be in place at that
time. With this approach, the developer
has a continuing economic incentive to
strive to reduce traffic and the commu-
nity will continue to receive our benefit
of reduced traffic into the future.

The agreement accomplishes the follow-

ing:

* The methodology to monitor the
traffic is specified in hard numbers. We
have the protection of a cap on traffic rather
than relying on hopes and projections.

b+ 4 Future decisions regarding traffic
levels will be made in a regional context and
not just based on the circumstances of one

parcel of property.

44 There will besubstantially lesstraf-
fic than there would have been under the
original Techny Plan (see "Alternative Fu-
tures .. ." article on page 2).

<4 It provides a positive economicin-
centive to the developer to reduce traffic.

4 Anagreementbetween Kraft, Mara-
thon, Rubloff, the Villages of Northbrook
and Glenview, and the Illinois Department
of Transportation, to fund road improve-
ments was preserved. This agreement, which
has been described as "the most far reach-
ing, public/private partnership ever devel-
oped to solve a [regional] transportation

(Continued on page 2)
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problem" has identified $30 million worth
of road improvements programmed for the
future in the Willow Road Corridor.

Half of that money will come directly from
the private developers through the payment
of highway impact fees. Should this agree-
ment have broken down, this region could
have faced the possibility of several million
square feet of office space being built by
Rubloff and Kraft with no requirement in
place to actually handle the funding for
such improvements.

The annexation agreement with its ex-
hibits (copiesare availableatthe Library),
addresses numerous other areas of con-
cern such as:

v'The developeris required to donate a
10 acre park to the Glenview Park Dis-
trict, the location and configuration of
which are to be worked out with the
Park District within the nextthree years.

v'There are major restrictions on the
amount, location and size of both office
and industrial buildings which will en-
sure that even buildings that are indus-
trial in nature will contain at least 25%
of office space and be subject to the
same rigorous requirements as pure of-
fice buildings.

v All will be subjectto therequirements
of the Village Appearance Code. They
will also be subject to protective cove-
nants which will bind all future tenants
to an additional layer of aesthetic con-
trol over the building design, materials,
siting, landscaping, etc.

v/Special setback restrictions havebeen
imposed on critical parcels in proximity
to neighboring residential zones.

v’Not only will the flood prevention ca-
pabilities of the Techny Reservoirs not
be reduced, their capacity will, in fact,
be increased. Marathon has also agreed
toinstall specialremotereadingdevices
atthe reservoirs allowing the Village to
more closely monitor the status of water
levels in the reservoirs.

v Developer is required to pay 100% of
the cost of all public improvements as-
sociated with the project including wa-
ter mains, sewer lines, roadway net-
works, signalization, etc. The Village
has offered tax exemptfinancing to fund
many of these improvements, the debt
responsibility for which, however, re-
mains solely their obligation, not Glen-
view taxpayers'.

v'We have joined with the Village of
Northbrook in adopting parallel provi-
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sions obligating both developers (Ru-
bloff and Marathon) to: creating a
traffic managementassociation; its con-
tinued and permanent staffing; main-
taining flextimes; creating user-friendly
designs to facilitate bus service; creat-
ing shuttle buses, etc., the purpose of
which is to reduce the amount of traffic
generated from the development. In
addition, Glenview is working with
both Northbrook and Northfield to se-
cure a commuter train station to serve
the Techny area.

Finally, the Village Board recognizes that
the issue of traffic is not one that can be
dealt with on a site-by-site, or even a
street-by-street basis. On the contrary,
the Board is committed to developing a
proactive strategy which will, to the ex-
tent possible, reduce negative impacts of
traffic on residential neighborhoods.

Assuch, a traffic consultant has been re-
tained to work with Village to prepare
specific proposals to mitigate both con-
gestion and cut-through traffic through-
outthe Village. Webelieveacomprehen-
sive approach to this problem, rather
than street-by-street "bandaids” will
prove most effective and we look for-
ward to the presentation of these propos-
als later this year.

Alternative Futures - The "What If"Game

Question: If there was a plan drawn up
for this area some years ago, why didn't
Glenview just stand on the old plan and
refuse to approve anything else?

Answer: Aside from a host of legal and
other issues, there is one main reason.
The Marathon plan as defined and lim-
ited by the annexation agreement, will
generate 80% less traffic!

The "Qriginal" Techny Plan

Attitudes have changed dramatically
since the first Techny Agreement was
signed. Fifteen years ago, corporate of-
fice buildings were widely viewed in a
positive light as a means to reduce the
homeowners' tax burden. Today, for
many people, they carry negative conno-
tations of traffic congestion.

The original Techny Agreement was
founded on the principle of ensuring that
adequate tax base would be developed
on the parcels to provide equitable reve-
nues for all the jurisdictions that would
beserving the 1,200 acres. Asaresult, the

plan was heavily salted with revenue-
producingland uses which tend tobein-
tensive land uses in terms of their impact
on their neighbors. Uses such as "offices”
or"officeand research” were givena high
profile priority. In fact, the Plan's devel-
opment standards section went so far as
to require developers to build the office
and commercial areas first before resi-
dential districts were constructed!

Itisimpossible torecreatea purely "origi-
nal" Techny plan because of changing
circumstances. Some examples:

1. The Joint Public Works Facility: The
original 1975 Plan was revised by the
Techny Area Joint Planning Commission
(TAJPC) in 1980. A presumption was
made that a joint Public Works facility
for the participating municipalitiesmight
be built on the site. Thatdid notoccur as
individual Villages pursued construction
of individual Public Works facilities.

2. The Junior College: At one time a
Junior College was suggested on the

parcel. The constructionof Oakton Com-
munity College on Central Road made
that proposal moot.

3. The size of the Sister's Parcel: The
TAJPC was forced to make assumptions
as to how much land the Sisters were
likely to retain when the land was devel-
oped. Those assumptions ranged up to
34 acres. As it has turned out, the Sisters
have decided to retain 20 acres. There-
fore, the 14 acre difference has been dis-
tributed to adjacent land uses.

4. Technical Changes: Other changes
included recalculation of the detention
area acreage as well as fine-tuning sizes
of various sub-parcels as more accurate
survey information became available.

Generally, the site plan, found below, re-
flects our best estimate of what might
have happened if the Techny agreement
were carried out in its purest sense. It
should be noted that the residential land
usesanticipated in the agreement identi-

(Continued on page 3)



KEY

(I

Medium Density
Multi-Family

High Density
Multi-Family

Office

Convent

Detention

Park

(Continued from page 2)

fied specific, permitted densities. The
"High Density Multi-Family" called for
15 dwelling units per acre and the
"Medium Density Multi-Family" speci-
fied 9 units per acre.

The Approved M n Pl

The approved Marathon plan is a re-
duced and simplified version of the land
use plan approved by the Village as part
of the annexation agreement with Mara-
thon and The Sisters. It should be noted
thatthe23 acre parcelidentified as "Single
Family" may be incorporated into the
office park at some future date or, devel-
oped asa continuing care retirementcom-
munity or some other land use. How-

"Original” Techny Plan
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ever, any alternative development is se-
verely restricted in regard to traffic gen-
eration in that it may add no more than
200 carsin total to the morning and eve-
ning rush hours. Inaddition, the devel-
oper willbe donating a 10acrepark tothe
Glenview Park District, thesite for which
has not been chosen and, as such, could
not be identified on the site plan.

What Happens?

A cursory review of these scenarios re-
veals some surprising findings. For
example, the original Techny Agreement
anticipated the construction of office uses
within the confines of the then existing
Village zoning ordinance, whichremains
substantially unchanged. Applicationof

the zoning ordinance, without any vari-
ances, could result in excess of 11 million
square feet of office space being con-
structed on the land originally identified
for office and related uses. This far ex-
ceeds even the wildest expectations (or
fears) regarding development of this
parcel. Also included in the mix would
have been over 400 medium and high
density multi-family dwelling units
making it the largest multi-family resi-
dential development in Glenview. The
last item was a 45 acre park which, al-
though differently configured, would be
about the size of Flick Park in Glenview.

All of these land uses would have gener-
ated more traffic from Glenview's 306
(Continued on page 4)
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acres thanis currently anticipated from the entire 1,200 acres of the Techny land (e.g- Weekday
Glenview, Northbrook and Northfield) at full development! 24 Hour Total
As the bar graphs demonstrate, under any measurement of traffic (total week day,
morning rush hour, evening rush hour) the Marathon development will have signi- 190
ficanly less traffic impact on the community than if, over the years, we had "'gotten
our wish' and the Techny area developed "according to plan.”
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Sources: Benes Engineeringanalysis dated Feb.14,1990;T.AJ.P.C. Land Use Plan dated Jan. 1975, Rev., Feb. 1980; The Trip Generation Manual,
Insitute of Transportation Engineers, 4th Ed., Sept. 1987; Traffic Study for North Shore Business Park, Barton-Ashman Assc., June 1989.




