1420 Miner Street
Des Plaines, IL 60016
P: 847.391.5380
desplaines.org

Date:

September 9, 2021

To:

Michael G. Bartholomew, MCP, LEED-AP, City Manager

From:

John T. Carlisle, AICP, Economic Development Manager

Subject:

Request to Support Amended Class 7b Property Tax Incentives for the 1700 Higgins Road
Development (6th Ward)

Issue: Mariner Higgins Centre, LLC, applied for and received in 2019 City support for the Cook County Class
7b property tax incentive for improvements at 1700 Higgins Road. At the time a freestanding restaurant was
proposed to be built alongside an existing office building that would undergo significant renovation. The
development proposal has now changed. While office renovations have occurred, the new proposal is for a
207-space, 68,290-square-foot parking garage; two new billboards in the place of the existing ones (Lots 1,
3, and 4 of the subdivision); as well as a new 107-room, five-story, 64,670-square-foot Home2 Suites by
Hilton hotel (Lot 2). Therefore, the applicant now seeks new resolutions to support amended 7b incentives.
Because Lot 2 is expected to be sold to a separate entity, its supporting resolution and the incentive is separate
from Lots 1, 3, and 4.
Analysis: Similar to the Class 6b incentive, which is designed to spur industrial investment, 7b reduces the
assessment level and the property tax bill for qualified commercial properties. Class 7b targets investment in
areas deemed to need commercial development, the declaration for which was made for 1700 Higgins through
the initially approved 7b support (Resolutions R-146-19, with a blight declaration made by R-145-19). To
qualify for a 7b through the County, projects must not be economically feasible without the incentive, and
total development costs must exceed $2 million. A 7b reduces assessment level of 10 percent of fair market
value for the first ten years, 15 percent for the eleventh year, and 20 percent for the twelfth year, and as with
6b, it may be renewed. Without this incentive, commercial property would normally be assessed at 25 percent.
As with a 6b, County approval requires the local municipality expressing formal support through a resolution.
For 7b incentives, municipalities and applicants commonly enter into incentive agreements, which are exhibits
to the supporting resolutions. These agreements set expectations and ensure clear terms for continued support
of the incentive while providing remedies to the municipality if development expectations are not met. The
agreements also address circumstances when, as is this case here, a portion of a development is proposed to
be sold. See Exhibit A to each of the attached resolutions.
The subject properties at 1700 Higgins encompass 5.75 acres. The office building was built in 1986, and aging
elevations and other factors led to some long-term tenants leaving. However, the applicant is addressing this
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not only through building renovation but also through proposed additional investment into the property, which
are estimated to be more than $16 million in hard costs. Approximately $7.5 million will go toward the hotel.
The application is filed under the County eligibility criteria of substantial rehabilitation and new construction.
The City considers the following additional criteria when evaluating requests for 7b support:
- Total construction value of at least $10 million;
- At least 50 new full-time jobs to be generated; and
- The 7b is not located within an established TIF District (it is not).
Based on the application, these criteria appear be met, and continued support is tied to them remaining to
be met. The applicant provided three property tax-impact scenarios: 1.) as is with no
improvements/development, 2.) improvements/development with a 7b, and 3.) improvements/development
without a 7b. While No. 3 is substantially greater than No. 2, the applicant asserts No. 3 is not feasible. The
difference between them – approximately $675,000 per year – is the estimated value of the incentives for each
of the first 10 years. Regardless, the projected property tax revenue to be generated by the property investment
with approved 7b is just less than $7.3 million over the life of the incentive. Further, the City can expect
revenue from hotel room and perhaps parking taxes.
Annual Tax Impact Scenarios:
1. Estimated Property Taxes as is: $525,455
2. Estimated Property Taxes with proposed improvements with a 7b (first 10 years): $1,133,634
3. Estimated Property Taxes with proposed improvements without a 7b: $1,808,456
Recommendation: Staff recommends the City Council adopt Resolutions R-149-21 and R-150-21 to support
amended Class 7b incentives, and recommends the City enter into the incentive agreements made part of those
resolutions.
Attachments:
Attachment 1: Application for Support and Consent of Amended Class 7b Incentive
Attachment 2: Resolution R-146-19, Original Approval of Class 7b Incentive
Resolutions
R –149 – 21: Support and Consent for the Revised Class 7b Incentive for Lots 1, 3, and 4 of the 1700 Higgins
Development (Retained Parcels)
Exhibit A: Legal Descriptions
Exhibit B: Class 7b Incentive Agreement
R – 150 – 21: Support and Consent for the Revised Class 7b Incentive for Lot 2 of the 1700 Higgins
Development (Hotel Parcel)
Exhibit A: Legal Descriptions
Exhibit B: Class 7b Incentive Agreement
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Ownership Information

Attachment 1
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Description of Proposed Use

Attachment 1
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Description of Substantial Rehabilitation / New Construction

Attachment 1
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Description of Necessity

Attachment 1
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Attachment 1
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