Planning and Zoning Commission Meeting – Jan. 14, 2021
Public Comments
Before each Planning and Zoning Commission meeting, public comments that were received in
advance of the Commission meeting and relating to the agenda will be posted to the City’s
website. Comments for this meeting pertain to agenda item 5A – Emma’s Landing.

Public Comments - Attached

From:
To:
Subject:
Date:

John Fennell
Public Comment
Emma’s Landing
Wednesday, January 6, 2021 4:19:53 PM

Good Evening,
I would like to take the time to voice my displeasure in the Emma’s Landing project. I am a resident of the Sterling
Manor subdivision. I don’t believe the city council acted in the best interest of the residents of this subdivision when
they voted the project forward.
As a resident concerned with damage to the environment, increased traffic, and the quality of the management comp
at behind me the development, I am asking the Committee to say no to Emma’s Landing when possible.
I believe the voices of the residents of this subdivision were not considered. If this were a Third Street proposal I
find it impossible that the businesses who already exist would not have been consulted and their opinions seriously
considered. I am asking our voice be heard and honored.
At best the Emma’s Landing project should not be allowed to continue due to the negatives it would bring to this
subdivision. At worst the project should be paired down to a quarter of the development actually proposed.
Thank you
John Fennell
Resident of Sterling Manor
Sent from my iPhone

From:
To:
Subject:
Date:

Llona Steele
Public Comment
Approval of Emma"s Landing
Thursday, January 7, 2021 3:12:21 PM

Plan Commission members,

I have looked at your meticulous documentation for the 3rd Submittal Preliminary
Development Plans and the Existing Plat of Survey of the Emma's Landing Project
slated for an area off Lewis Road.
I am firmly in favor of more Affordable Housing in our fair city. Our devoted public
servants whom we have consistently hailed as heroes, especially during this
pandemic deserve to live in the city which they serve. We know that beginning
teachers, law enforcement personnel, fire department personnel, nurses and so on
have a very difficult time affording rent or mortgages in Geneva. Let's show them that
we applaud, respect and value their work on behalf of Geneva and provide housing
so that they can live in the city which they support with their work.
I believe that this small housing development will be an asset and not a detriment to
our community. I hope that it will be the first of many. I am confident that the
residents will appreciate the quality of the individual units, the buildings and the
neighborhood and will be an asset to Emma's Landing and to Geneva.
Thank you for your hard work in these trying times to help Geneva achieve their goal
of providing quality affordable housing for its hard-working residents.
Llona Steele
100 N. River Ln Unit 201
Geneva, IL 60134

From:
To:
Subject:
Date:

Adam D. Gibbons
Public Comment
? We support Emma"s Landing
Saturday, January 9, 2021 1:00:52 PM

To whom it may concern,
My wife Heidi and I have lived in Geneva since 2006. We fully support the plan for Emma's
Landing. We need affordable housing in Geneva!
Sincerely,
Adam D. Gibbons
Hill Road, Geneva

From:
To:
Subject:
Date:
Importance:

Colin C. Campbell
Public Comment
[THIS EMAIL MAY BE SPAM] Planning and Zoning Meeting
Saturday, January 9, 2021 1:39:13 PM
Low

To the Commissioners of Geneva's Planning and Zoning Commission,
We realize that your charge is to evaluate proposed building projects on the basis of their
meeting the requirements of the City's planning and zoning regulations and that reacting to
public opinion is primarily the purview of the City Council.
However, the public controversy surrounding the proposed affordable housing development
named Emma's Landing has obviously reached the Planning and Zoning Commission. For that
reason, our comments concern that aspect of the issue before you on January 14.
We have been deeply disappointed and shamed by the reaction of some of Geneva's citizens to
the prospect of affordable housing developments in Geneva. Much of the vitriol that has been
directed toward City officials and commission members is simply beneath contempt. It is
despicable.
My wife grew up in Geneva, I, in Batavia. We have witnessed the overt elitism and racism that
is a part of this community since we were children here in the 1940s. We both believe that it is
long past time that this City take concrete steps to stop talking about affordable housing and
actually allow the development of some.
Emma's Landing is the best opportunity to actually begin that process that we currently have
before us. We are asking that you look past the naysayers and that you stand up and approve
this project; both on its merits, and for the sake of the future of Geneva.
Most sincerely,
Colin C. and Glorianne Campbell
18 S. 6th St. Geneva, IL 60134

From:
To:
Subject:
Date:

Sarah Connolly
Public Comment
Emma"s Landing
Sunday, January 10, 2021 10:28:16 AM

My name is Sarah Connolly, and my husband and I have lived on Lewis Road for 25 years and in Geneva for 31
years. I am opposed to Emma's Landing, not only due to the sheer size of the proposed development and the
increased traffic it will impose on Lewis Road and Fargo Blvd., but also because I think a smaller scale
development on this land would better benefit many Geneva seniors who have lived and paid taxes in our town for a
substantial, if not majority of their lives. It’s no secret that there is a mass exodus of seniors leaving Geneva upon
retirement, due to the nearly impossible task of paying our sky high taxes on a fixed income. Let’s benefit more of
the people who have supported our community through their jobs and philanthropic efforts, and who would choose
to stay in Geneva if they had more affordable options.
If the committee does approve an affordable housing project on that location, PLEASE scale back the number of
proposed units on that lot for the neighborhood’s safety. Thank you!
Sarah Connolly

Planning and Zoning Commission
Hearing on January 14, 2021 Emma’s Landing

These are my comments for the hearing on January 14. I will likely not comment during the meeting so
please use this document as my input to the process.

I support the approval of the Emma’s Landing Development.
I want to thank the work of the Plan Commission and City Staff in getting us to this point. This is an
important step in Geneva’s journey to meet our strategic goals of increasing housing diversity. As many
of you know, I served on the Housing Task Force that worked on the Homes for a Changing Region
adopted by the city in 2014. Finally, in January 2020, we were able to implement most of the
recommendations. Emma’s Landing is our first affordable housing development proposal in many years.
This cannot be the last.
As you are all aware, the zoning and ordinance requirements for all housing in Geneva is the same,
regardless of the intended rental or ownership. The city has identified a need for affordable housing and
has identified certain locations that may be good targets for this development. The Lewis Road property
is one of these areas. This proposed development must meet the requirements for this parcel of land to
proceed. As you can see clearly from the Community Development Department Report, Emma’s Landing
meets all city requirements.
Specifically,
The amended PUD (2013) allows Alternative Area IV to be developed as single family attached dwellings
at a density of no more than 6 dwelling units per acre, but the maximum number of dwellings is capped
at 50. (Page 2)
The City’s Homes for a Changing Region Plan, adopted in 2014, identified the subject property as a
property that may be appropriate for the construction of affordable housing. (Page 7)
The plan set a goal of bringing the percentage of affordable housing units in the City of Geneva to a
minimum of 10 percent of the total housing stock. This would equate to roughly 180 additional
affordable housing units in the community. The proposed Emma’s Landing project helps the City of
Geneva reach the goal adopted in this plan by contributing 45 affordable units to the City’s housing
stock. (Page 7)
An amendment to “Single-Family Attached Residential” would align with adopted housing goals for the
community and the zoning rights provided in the Sterling Manor PUD. (Page 7)
The proposed development complies with the development parameters of the Sterling Manor PUD,
the same parameters applied to the existing townhome developments to the south and west. The
PUD this type of development, allowing townhomes at a density of 6 units per gross acre of land. (Page
7)
The overall layout of the townhome pods remains consistent with the setbacks assigned in the

amended Sterling Manor PUD. (Page 8)
Traffic and Parking
Gewalt Hamiltons Associates concluded that the proposed development will have little to no impact on
the current roadway infrastructure surrounding the site. The consultants also concluded that sight
distance at the entrance/exit of Emma’s Way at Lewis Road would be well within acceptable ranges.
(Page 8)
The City’s development staff and consultants, WBK Associates, have reviewed the traffic
and parking summary and are comfortable with the findings. (Page 8)
Stormwater
This detention basin would be located entirely on lot 15. The Public Works Department and the City’s
stormwater consultant, WBK Associates, have completed a review of the preliminary design and are
comfortable with it as presented. The property does not currently have a stormwater management
system. The proposed development provides one that collects all the stormwater in a detention pond
located on the west side of the development and releases the stormwater slowly into the storm sewer
system. A back up Special Service Area (SSA) will be required (per the Kane County Stormwater
Ordinance) to ensure the detention will be properly maintained. (Page 9)
In the March 2020 Concept Review there was a lot of comment on existing flooding on Lewis. It is
important to note that the Public Works Department identified the cause of the flooding to be blocked
outlets (lack of maintenance) in the pond west of the proposed development. This pond is owned by the
HOA.
Proposal

The amended Sterling Manor PUD (Ordinance 2013-37) establishes a series of parameters for
the site’s potential development. These parameters include requirements for density, parking
and garages, floor area ratio, setbacks, lot coverage, and building height. The proposal, as
submitted, meets the requirements of the Sterling Manor PUD.
Again, thanks to all of you for your volunteer work on behalf of Geneva and its residents.
Emma’s Landing represents a good start to our common efforts.
Chuck Miles
1015 Westfield Course
Geneva IL
Email:Cmiles6926@gmail.com
Phone; 630-488-0670
January 10, 2021

From:
To:
Subject:
Date:

Nick Peters
Public Comment
Planning and Zoning Commission Meeting - 01/14/2021
Sunday, January 10, 2021 6:20:53 PM

01/14/2021
Planning and Zoning Commission Meeting
Nick Peters – Geneva resident

To: Geneva Planning and Zoning Commission

I am writing in opposition to the proposed Emma’s Landing Development. I am
opposed to the development and recommend the commission reject the proposed
development due to the increased population density it would bring to the
neighborhood, the lack of any sort of consideration as to what impact the proposed
construction and corresponding population density will have on the existing
neighborhood home values, and the lack of realistic accounting for and planning for
the amount of students it will bring to the Geneva schools.

The proposed population density for this area is significantly higher than, and not
consistent with the general surrounding neighborhood. If we refer to the zoning
changes made in 1991 in the general time the neighborhood was being constructed,
areas III and IV (page 11 of the agenda) allowed for no more than 100 units to be built
on the land. The 100 units have been built, which subsequently required the city to
amend the original Sterling Manor PUD to allow developers to build 6 units per acre
on the small 7.5 acre land in question, which of course increases population density.

The neighborhood as a whole roughly consists of .25 acre lots. Per the 2010 Geneva
census data found on the city’s Wikipedia entry, the average household size was
3.18. This equates to about 12.72 people per acre in the neighborhood. With the
proposed development being about 7.5 acres in size consisting of 45 units, this would
create a population density of approximately 19 people per acre. This is about 1.5
times the number of people per acre compared to the rest of the neighborhood.

Additionally, of all of the information that the city has presented to make the case for
this development, there has not been a single mention of how the proposed
development, in regards to it’s high density, is expected to affect the property values
of the homes in the general area.

I also believe that the city’s estimation of the amount of students the proposed
development is expected to generate is inaccurate and extremely low. Per the city’s

“Just the Facts: Lewis Road Property/Emma’s Landing Affordable Housing
Development” fact sheet, the city only expects the development to generate 10
students, resulting in an impact fee of $66,268.13 to accommodate the new students.

I can speak from personal experience that the main reason that my family decided to
call Geneva our home is due to the excellent schools, and I would expect that this is
similar to my fellow residents as well as any prospective residents that would reside in
the proposed units.

If you refer to the average household size of 3.18, then 45 units would most likely
generate more than 50 new students; therefore, $66,268.13 would not come close to
covering the costs associated with the addition of these students.

It is for these reasons that I believe the commission must reject the proposed Emma’s
Landing development.

Thank you,
Nick Peters

From:
To:
Cc:
Subject:
Date:
Attachments:

Valissa Hilligoss
Public Comment
True, Chayton
Planning and Zoning Commission Emma"s Landing Project - Mayor Burns (PDF Version also Attached)
Sunday, January 10, 2021 9:42:22 PM
Emma"s Landing Ideas - Mayor Burns PDF.pdf
ATT00001.htm

To: Planning and Zoning Commission
During the summer of 2020, I sent three e-mails to Mayor Burns, David DeGroot and each of
the Alderman as separate e-mails. The e-mails expressed my concerns regarding the Emma’s
Landing project.
This is the first of the three. I am forwarding Mayor Burns copy, dated June 12, 2020.
Valissa Hilligoss
385 Brittany Court, Apt G
Geneva, Illinois
60134
(847) 476-5025
Sent from my iPhone
Begin forwarded message:
From: vhilligoss@aol.com
Date: June 12, 2020 at 3:11:42 PM CDT
To: "kburns@geneva.il.us" <kburns@geneva.il.us>
Cc: "vhilligoss@aol.com" <vhilligoss@aol.com>
Subject: Emma's Landing Project - Mayor Burns (PDF Version also
Attached)

June 11, 2020

Mr. Kevin R. Burns, Mayor
City of Geneva
22 S. First Street
Geneva, IL 60134
kburns@geneva.il.us

Dear Mayor Burns,
I moved to Geneva a few years ago to be closer to family. I am glad to be back

in a beautiful west suburban, family-oriented town.
For many years I have been active in politics and in the development of the
northwest suburban area. I have learned so much over the years about
successful development projects, as well as related challenges.
I became aware of the Emma’s Landing plan the same day as the March 12,
2020 meeting. I was totally surprised that the plan was so well developed
without Geneva having reached out to nearby residents to obtain their input. I
know the western suburbs to be basically community driven towns that actively
encourage citizen participation.
I printed out the proposal and watched the meeting on the community channel.
I was amazed at how well the nearby homeowners had quickly been able to
raise questions, given the short notice. Residents raised many valid issues that
require further investigation before the project can move forward. I was very
relieved when the meeting closed saying that any further discussion and
progress would be delayed until additional public meetings could be
scheduled. And I know with the Covid-19 shutdown across Illinois, I thought
any discussion would be delayed even further.
So, I was completely taken by surprise to learn that things have proceeded
behind closed doors, including consideration of donating Geneva owned land to
assist with the project! That was clearly not what had been discussed as next
steps at the meeting in early March!
I believe area residents raised some very valid concerns/potential project
negative impacts that can be categorized as:
Traffic
Environmental, related to wildlife and nearby spring-fed pond
Water drainage from a property at a much higher elevation than
surrounding homes due to very large footprint of structures and paved
parked lots
Schools
Health & safety infrastructure, staffing
Density of land use
Maintenance and usage of nearby small park and playground
Property values
I understand that no public meetings have been held during the Illinois Covid19 shutdown and no investigation has proceeded on any of the residents’
concerns.
I recall some of the northwest suburban approaches that led to very successful
projects which were embraced by the communities. The town councils used
practices that helped move communities through change:
Multiple, public hearings
Work sessions with participation of local residents and potential
developers
Considerations of alternatives for land use, with land being especially

precious in a well-developed town like Geneva
Open meetings with reports back from investigations by engineers and
other companies/consultants to address residents’ concerns
Attendance at association meetings by town officials to answer questions
Residents often understand the impact of projects and see the underlying
issues really well. I am reminded of projects proceeding in spite of questions
being raised --- that resulted in major flooding as much as five blocks away
from projects. I saw rains result in flooded underground garages and
intersections and parking lots where cars were floating due to increased
construction and concrete. I saw the additional police and ambulance crews
required to support new areas that had been annexed. I saw crime increase.
All these issues had been predicted or questioned by local residents. If only
officials had listened, investigated concerns and considered alternatives!
I have thought about the issues raised by the citizens regarding Emma’s
Landing. I also have thought about highly successful affordable housing efforts
I saw in the northwest suburbs. I would like you to consider the following
alternative that may address peoples’ concerns and also would be a Win-Win
for Geneva. Many of these ideas were raised by multiple people at the meeting
in March.
AFFORDABLE HOUSING FOR FAMILIES
I am reminded of initial low-income family projects with high success rates in
Schaumburg. The city introduced Affordable Housing for Families, Singles,
Couples using existing apartment complexes. Screening of candidates was still
managed using a centralized organization like the Burton Foundation to
manage the pipeline of candidates and to work with existing rental offices. As I
remember, they set a threshold of 20 units for one unit of affordable housing
and then had a required allocation of 5% across every complex. For example,
a 100-unit complex would have 5 units available for Affordable Housing.
Advantages:
Allows Geneva to achieve Low-Income Housing strategy and goals with
minimal impact
Gives low-income residents the opportunity to have a choice of locations
to potentially be closer to work, public transportation, or places where
they may want to shop
Allows low income folks to blend into the Geneva community with the
potential to build relationships with neighbors who may be the source of
both friendships and work opportunities, instead of feeling isolated
Spreads the number of students and additional fire/police protection
requirements throughout the community, instead of impact in one place
Most commercial apartment leases include clauses for removal and
eviction of residents for unacceptable behavior against well-defined
guidelines such as failure to pay rent
Most apartment complexes already have 24-hour emergency
maintenance staff to handle any issues – as opposed to the single, day
time maintenance person described in the initial meeting
Reduces the potential noise and danger for children playing along the
nearby Union Pacific train tracks at the Lewis Road/Kaneville Court

current location
Would probably result in 95-100% occupancy rate for apartment
complexes
With rental subsidy funding, would likely increase income for rental
complexes
Offers the potential to be reversed in case there are negative results with
limited expense to Geneva
AFFORDABLE HOUSING FOR SENIORS
Increased senior housing is also needed in Geneva. Please consider the
alternative of Affordable Senior Housing at the Lewis Road/Kaneville Court
property. A senior housing project would address many of the questions and
issues raised at the March meeting and minimize the impact on the neighboring
area. Many seniors are currently forced to leave Geneva and Illinois due to the
affordability of housing for the retirement chapter of their lives.
Advantages:
Supports the aging population in Geneva
May reduce number of seniors leaving the area
Improved density; potential for a multi-story building that would
substantially reduce the structure and concrete footprint on the property
while still providing space for a community garden, walking paths,
benches and landscaping --- thus potentially reducing the water drainage
issues
Potential for beautiful views from seniors’ apartments with a multi-story
building on a high-elevation property in Geneva
Close proximity for seniors to the Delnor Hospital campus and other
medical facilities
Removes the potential increased load on the school system in one area
Removes danger of children playing near or on Union Pacific railroad
system
Removes potential danger of children playing at near-by spring-fed pond;
plus, maybe removes the need to fence off the pond
Removes rush hour traffic issue with most residents being retired
Reduced number of cars on property and allows potential for storage in
first floor covered parking or basement level garage
Decreases potential for noise from traffic and/or children in the area
Close to Geneva Commons for shopping and dining
Potentially minimizes impact on property values in the area
Removes potential for increased crime and drug usage sometimes
experienced in low-income family housing, thereby minimizing any
negative impact on safety and security infrastructure and staffing
POTENTIAL FOR TWO PROJECTS SUPPORTING LOW-INCOME HOUSING
IN GENEVA
The above approach could be a major Win-Win for both Geneva and lowincome families and low-income seniors!
The approach would allow Geneva to fully embrace both senior low-income
housing and family low-income housing with minimal impact to the community.

Building senior housing at the Lewis Road/Kaneville Court site would likely be
more acceptable to the near-by residents and the owners of property at Sterling
Manor by addressing many of the concerns people raised in March. The
Burton Foundation involved to-date supports both low-income housing for
seniors, as well as families. Other organizations also support such housing
projects.
In addition, Geneva might be able to provide access to Kaneville Court with the
long-range view of building a new Geneva Township Senior Center on the
Geneva-owned property or even as part of the seniors’ project building. What
better way to welcome Geneva’s low-income seniors than having a senior
center that is within easy walking distance (or even imbedded in property)!
Having a seniors’ facility at this location is also close to the low-income seniors’
property in Batavia --- which might allow for synergy between the two facilities
and sharing of services.
IN SUMMARY
I urge you to listen to the residents who elected you and who you represent.
They have raised very valid questions and issues. The taxpayers of Geneva
and these residents who have raised multiple concerns deserve investigation
and answers before proceeding with this project. Plus, please step back and
learn from other successful projects in the Chicago suburban area. Too many
times, we don’t take the time to learn from others or address residents’
questions.
This is a major change for Geneva. Change is often difficult, especially right
now with all that is going on in the country and for Geneva residents. I hope
you will consider the above alternative because it would allow Geneva to fully
embrace low-income housing in a way that minimizes any negative impact for
everyone.
If you have any questions, please feel free to contact me. Thank you for your
consideration of my concerns and alternatives.
Regards,

Valissa Hilligoss
385 Brittany Court Apt G
Geneva, Illinois 60134
(847) 476-5025
vhilligoss@aol.com

Sent from Mail for Windows 10

From:
To:
Cc:
Subject:
Date:
Attachments:

Valissa Hilligoss
Public Comment
True, Chayton
Emma’s Landing – Letter 2 from Valissa Hilligoss – Alternative Solution - July 13, 2020
Sunday, January 10, 2021 9:50:51 PM
Emma"s Landing - Mayor Burns Letter 2 PDF.docx.pdf
ATT00001.htm
ATT00002.htm
ATT00003.htm

To: Planning and Zoning Commission
This is the second e-mail I forwarded to Mayor Burns, David DeGroot and each Alderman
individually. The e-mail was sent on July 13, 2020. This message suggested a potential
alternative approach and project.
Valissa Hilligoss
385 Brittany Court, Apt G
Geneva, Illinois
60134
(847) 476-5025
vhilligoss@aol.com
Sent from my iPhone
Begin forwarded message:
From: vhilligoss@aol.com
Date: July 13, 2020 at 11:09:25 AM CDT
To: "Burns, Kevin" <kburns@geneva.il.us>
Subject: Emma’s Landing – Letter 2 from Valissa Hilligoss – Alternative
Solution

July 13, 2020
Mr. Kevin R. Burns, Mayor
City of Geneva
22 S. First Street
Geneva, IL 60134
kburns@geneva.il.us

Dear Mayor Burns,
I am following up on my previous e-mail from June 11, 2020 outlining my initial
thoughts and concerns about the Emma’s Landing project. Thank you so much
for your immediate reply and providing the opportunity for a conversation. I

looked forward to talking with you further. Unfortunately, a lot of personal and
family challenges have prevented me from getting back to you. Please accept
my apologies. This year is flying by too quickly --- and we find ourselves
already at the next meeting regarding the project.
I know you and the aldermen are facing some decisions at the meeting later
today. I am asking all of you to consider the compromise that was presented in
my previous e-mail for this particular project. In my over fifty-year career as a
manager and project manager, I always looked for the best solution for my
company that allowed us to move forward and achieve business goals in a
manner that most people could support and help make happen.
Today I analyzed all the e-mails which had been placed on the Geneva website this past Friday in a file for minutes of tonight’s meeting. There were both
e-mails against Emma’s Landing as well as in support of the project. But there
was a common theme to most, that supports one of the recommendations in
my previous communication.
The common themes:
Most e-mails are basically supportive of the need for affordable housing
for low-income residents in Geneva and giving people opportunity
Many e-mails raise potential concerns and issues regarding:
Water drainage and flooding based on current experience
Increased traffic on Fargo, Kaneville and Lewis
Impact on Geneva infrastructure and staffing (schools, police, fire,
other)
Density of land use
Environmental, related to wildlife and nearby spring-fed pond
The first two: Water drainage and traffic are the most mentioned as
major potential problems that need to be further investigated
A few e-mails refer to the perception that the City has not always followed
their standard legal processes and may have been less than open and
transparent in communication and gathering resident input and ideas
While I am a relatively new resident of Geneva, I believe that all these common
themes are valid ideas that need to be addressed before proceeding with
Emma’s Landing.
I support affordable housing projects and there is a definite opportunity for
Geneva to make progress in achieving their strategy and plans.
My personal major concern is related to the first potential issue: water
drainage. As I mentioned in my previous e-mail, I have personally witnessed
the resulting flooding and property damage related to large construction and
paving projects in downtown Palatine, Des Plaines and Park Ridge. These
projects proceeded without engineering studies, and in some cases against the
findings of engineering studies or without consideration of issues raised by
residents as a part of public hearings. It is very expensive to fix problems after
the fact both for the municipalities and building owners. Please see attached
photos of the area.

After writing my previous e-mail, I also walked the property. It was even a
higher elevation and less space than I originally thought! There are already
water drainage problems in the immediate area – that effect both homeowners,
as well as commercial property. I truly believe that if this project proceeds as
planned with a huge building and concrete footprint on the property, major
flooding will occur, especially with the last three years of record rainfall in the
Chicago and surrounding suburbs. It is just a matter of time!
THE COMPROMISE SOLUTION
The first paragraph of the Executive Summary of tonight’s agenda also holds
the potential compromise solution that was referenced in my prior e-mail:
implementation of affordable housing for seniors, and locating affordable
housing for families in another more suitable physical location(s). This
compromise solution could possibly address every concern in the common
themes in all the e-mails received by Geneva to-date.
“The City acquired the Lewis Road property for $222,753.00 in 1994 from the
developers of the Sterling Manor Planned Unit Development as a site for a future water
treatment plant. It was later determined the site was inadequate for the water
treatment plant and said property was deemed to be surplus. The property was then
transferred from the City’s Water Fund to the City’s General Fund as a possible site for
affordable senior housing or other corporate purpose as may be determined and
directed by the corporate authorities of the City, along with a statement of intent to
reimburse the Water Fund in the amount of $340,000 as and for the replacement value
of the property once the Lewis Road property sold, or otherwise financed for purposes
as determined by the corporate authorities.”
A senior housing solution for the Lewis site potentially offers the following:
Provides opportunity for Geneva to achieve major step in affordable
housing strategy
Addresses the need for affordable senior housing in Geneva
May reduce number of older citizens from moving out of the area and
state
Assuming a multi-story design and smaller units, significantly reduces
building and concrete footprint on the property --- which potentially results
in less of a chance for water drainage problems and flooding (requires
further engineering studies)
Would minimize impact on additional traffic in the area, especially during
rush hours
Removes or reduces any impact on Geneva infrastructure or staffing for
schools, police, fire, other
Allows Geneva the opportunity to continue holding public hearings and
reporting on engineering studies that might minimize the perception the
project is proceeding “behind closed doors.”
Additional advantages I listed in June 11th e-mail:
Improved density; potential for a multi-story building that would
substantially reduce the structure and concrete footprint on the property

while still providing space for a community garden, walking paths,
benches and landscaping
Potential for beautiful views from seniors’ apartments with a multi-story
building on a high-elevation property in Geneva
Close proximity for seniors to the Delnor Hospital campus and other
medical facilities
Removes the potential increased load on the school system in one area
Removes danger of children playing near or on Union Pacific railroad
system
Removes potential danger of children playing at near-by spring-fed pond;
plus, maybe removes the need to fence off the pond
Removes rush hour traffic issue with most residents being retired
Reduced number of cars on property and allows potential for storage in
first floor covered parking or basement level garage
Close to Geneva Commons for shopping and dining
POTENTIAL NEXT STEPS TO IMPLEMENT COMPROMISE SOLUTION
1. Vote no or delay voting on the sale of Geneva-owned property for the
Emma’s Landing project as currently proposed
2. Establish a meeting to explore this possible alternative for affordable
housing on Lewis property
3. Draft request for bids on senior housing that meet defined requirements
to minimize footprint on property and potential water drainage issues
4. Obtain proposals/bids from Burton Foundation and others for the senior
housing project
5. Follow standard Geneva processes for receiving and communicating
project, including public hearings
If you have any questions, please feel free to contact me. Thank you for your
consideration of my concerns and the potential compromise solution for the
Lewis property. An affordable senior housing project may well address both
Geneva’s goals and most resident’s concerns.

Regards,

Valissa Hilligoss
385 Brittany Court Apt G
Geneva, Illinois 60134
(847) 476-5025
vhilligoss@aol.com

Sent from Mail for Windows 10
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Valissa Hilligoss
Public Comment
True, Chayton
Fwd: Valissa Hilligoss - Emma"s Landing - Meeting, Idea and Favor - Mayor Burns Letter 3
Sunday, January 10, 2021 10:01:30 PM
Emma"s Landing - Meeting, Idea and Favor - Mayor Burns Letter 3 PDF.pdf
ATT00001.htm

To: Planning and Zoning Commission
I am forwarding the third e-mail sent to Mayor Burns, David DeGroot and each Alderman
individually on July 21, 2020 regarding the Emma’s Landing project.
The special request to walk the property is important for Planning and Zoning Commission
members, too.
Comments or questions on any of my original e-mails expressing concern re: Emma’s Landing
are welcome. Thank you.
Valissa Hilligoss
385 Brittany Court, Apt G
Geneva, Illinois
60134
(847) 476-5025
vhilligoss@aol.com
Sent from my iPhone
Begin forwarded message:
From: vhilligoss@aol.com
Date: July 21, 2020 at 8:14:56 PM CDT
To: "Burns, Kevin" <kburns@geneva.il.us>
Subject: Emma's Landing - Meeting, Idea and Favor - Mayor Burns Letter 3

July 21, 2020
Mr. Kevin R. Burns, Mayor
City of Geneva
22 S. First Street
Geneva, IL 60134
kburns@geneva.il.us

Dear Mayor Burns,

It has been just a week from one of the most difficult city meetings I have ever
observed. I wanted to respond the next day --- but have allowed time for calm
to be restored and everyone’s blood pressure, pain and frustration to subside.
This e-mail focuses on:
Comments on the July 13th Meeting
Idea for Potential Process Change
Request a Favor: Walk the Land
THE MEETING ON JULY 13, 2020
The meeting started on a bittersweet note, with the resignation of a well-liked
Alderman with almost no notice. The resignation was effective at the close of
the meeting. In all my years attending the majority of meetings in my former
home town, I have never seen anyone step down for a reason other than health
issues, and once when a spouse was promoted to a position out-of-state. At
the close of the meeting, Mr. Clements was recognized by everyone for his
dedicated service and hard work in fulfilling his role as an Alderman.
I saw such passion in the people who courageously stepped up to speak. I
saw a mayor and aldermen who attempted to let everyone speak. It was a
slippery slope and ended three hours later with what seemed like a somewhat
uneven treatment of speakers on both sides. I thought it was interesting that
the Burton Foundation and their attorney were the closing speakers. They
stayed throughout the final deliberation and vote, speaking multiple times. At
several points, the mayor and aldermen mentioned how difficult it is to serve.
Comments were made that Geneva had posted all e-mails received to date, on
their web-site, under the meeting minutes link for this meeting not yet held.
While not illegal, it put many resident’s names and contact information on
public record, resulting in some concerned residents receiving threats and
causing them to fear speaking. Also noted, the majority of supportive e-mails
were received within a few days of the meeting.
In spite of a few aldermen raising valid questions, process and timing issues,
as well as late changes, Alderman Marks was the only person who voted
against moving forward with the sales agreement for the property to the Burton
Foundation at 80% of the assessed value. The public hearing part of the
meeting ended with no real timeline provided, and no actual acknowledgement
that residents had raised some valid concerns. People were thanked for
attending.
Unfortunately, the meeting ended with people still very polarized. While it is true
that the meeting agenda was specifically related to the sale of the property to
the Burton Foundation, I can see why people perceive the project is rolling
forward one step at a time, with no real answers to any issues that have been
raised.

Many questions were raised in the March 12th meeting of the Planning and
Zoning Commission. They remain unanswered. Minutes of that meeting have
still never been posted. And yet Geneva marches forward approving the sale
of the Geneva-owned land with no formal proposal, vetted plan or engineering
studies.
In addition, unfortunately the limited negative comments of a very few people
have resulted in everyone who raised other valid issues, being labeled as
against the “low-income people.” The overwhelming majority are people raised
issues related to the physical property itself and potential problems with 1)
water management, 2) density, 3) traffic and safety, 4) Geneva infrastructure
and staffing and 5) schools. The overwhelming majority of people support lowincome housing, but they live in the immediate area and recognize the potential
problems with this specific project plan.
PROCESS IDEA FOR CONSIDERATION
The attorney representing a group of citizens raised issues about process and
transparency, and the perception of a “behind the scenes” approach to the
Emma’s Landing project. I was startled that the lawyer’s statements met with a
quick negative response that he was potentially accusing the mayor and/or
council members of personal benefit from the Emma’s Landing project.
It was a positive approach to immediately query the council members re:
personal benefit and possible recusal. The response seemed made in anger.
But it was good to capture this as a matter of public record.
The idea could be taken further to dispel any potential for current or future
personal benefit by a formal statement like “no current or future employee of
Geneva or elected official and/or any immediate family member will receive any
personal benefit, be employed by or serve on the Board of the Burton
Foundation for a period beginning with initial discussions with Geneva until 20
years beyond the completion of the Emma’s Landing construction and official
opening.”
That might be a valuable clause to build into Geneva processes going forward
with future projects. During much of my career, I was involved in negotiating
contracts and related agreements. Sometimes use of standard internal
processes helps to remove the majority of perception issues that may arise.
This is an idea for the future that may prevent any misunderstanding.
SPECIAL REQUEST – WALK THE LAND
As mentioned earlier, the overwhelming majority of people support Affordable
Housing in Geneva, including those who have raised issues related to the
concept plan itself.
Many of the issues raised regarding the project can be fixed after the fact with
additional work, limited cost, and resident inconvenience. But potential property
damage and water management issues may not be easily fixed or corrected.

I have a special request for the Mayor, all Alderman, the Community
Development Director and all members of the Planning and Zoning
Commission before any further consideration of Emma’s Landing. I also ask
that you encourage the same favor of Geneva residents who are in support of
the current Emma’s Landing project defined in the concept review meeting --but who do not live in the immediate area. Very simply, the favor is to walk the
land.
Take time to look at Sterling Manor property and the similar number of
townhomes. Note the large retention ponds. Take time to look at the homes
along Lewis and Kaneville, as well as commercial property. Go as far as Fargo
and the shopping centers on both sides of Fargo. Plus, note the size and
history of the retention pond off Fargo near the fire station. Then, walk the land
for the current Emma’s Landing plan.
The land itself is quite high and slants to the west and north at current grade.
Picture the 45 two and three-bedroom townhomes, including 15 that are much
needed ranch style townhomes for handicapped people. Picture the extra
paved parking for guests plus the access roads. Picture the project possibly
having their own retention pond(s). Depending on the placement of retention
basin(s), it could be uphill from the new townhomes.
You will see that a very large concrete footprint is planned. Picture the heavy
rains we have had in recent years that already overflow in the area. It is easy to
see the potential water management issues. Water that cannot be absorbed by
the land itself because of concrete and buildings, will have to route somewhere
downhill.
If it goes to the north, it could potentially damage both existing and planned
train beds for the Union Pacific.
Water could also flow west through the Sterling Manor properties on Caldwell
and Heritage Court, as well as onto Lewis or Kaneville roads. The Sterling
Manor retention ponds already flood in heavy rains. Undoubtedly, the springfed pond in the Sterling Manor property could be compromised.
Excess water may also flow to the south and jeopardize the medical offices and
other businesses along Kaneville, as well as The Reserve senior residence
property and their underground parking garage.
Nearby residents can attest to the fact that less than twenty years ago, people
in the area were land-locked by flooding and unable to get out to work or
school. All or a couple of the Sterling Manor retention basins flow into the
reservoir off Fargo between the fire station and shopping center. That retention
area routinely overflows, and can be high enough to close the access road off
Fargo into the shopping center.  
No matter how the land is graded during construction, the fact remains that the
current plan has a footprint that will cover the majority of the land itself. By
touring the area along Fargo, Kaneville and Lewis --- and then walking the
property itself, you will start to visualize the potential water management

problems.
I have mobility issues and have difficulty navigating uneven ground. I was able
to drive to the back of the property and use my walker to move around the
property. I truly believe that the construction footprint as currently planned will
ultimately result in flooding in the area, no matter what engineering studies
show or construction steps are taken. The property itself is a more difficult
construction site than previous places I have seen result in major flooding. As I
said in a previous e-mail. I am confident that it is just a matter of time.
IN SUMMARY
My previous e-mails offered the alternative of a multi-story building(s) that
would be for smaller studio, one-bedroom or two-bedroom units requiring less
of a concrete footprint and land cover. I still believe that idea should be
explored, whether it would be affordable housing for small families or seniors or
a mix of both. This approach may also address additional concerns expressed
by others. This alternative will still need to be fully evaluated.
Conceptually, the land looks like a perfect location for Emma’s Landing, as
currently planned. But when you survey the nearby area and walk the property
itself, you will see the potential major issue: water management and flooding.
If you have any questions, please feel free to contact me. Thank you for your
consideration of my concerns.
Regards,

Valissa Hilligoss
385 Brittany Court Apt G
Geneva, Illinois 60134
(847) 476-5025
vhilligoss@aol.com

Sent from Mail for Windows 10

From:
To:
Subject:
Date:

Bill Scown
Public Comment
? Emma"s Landing
Monday, January 11, 2021 5:17:37 AM

Geneva needs affordable housing. Please approve the Emma’s Landing project.
Bill and Jeannie Scown
Sent from Mail for Windows 10

From:
To:
Cc:
Subject:
Date:
Importance:

Amy Owens
Public Comment
john.w.owens@hotmail.com
? We Support Emma"s Landing Affordable Housing Development
Monday, January 11, 2021 12:12:14 PM
High

January 11, 2021
Dear Geneva Planning and Zoning Commission Members:
We are writing to express our strong support for the proposed Lewis Road
Property/Emma’s Landing Affordable Housing Development in Geneva. As 13-year residents
and taxpayers of Geneva, we strongly support this project and feel affordable housing is long
overdue in our community. As we understand it, the proposed Emma's Landing Affordable
Housing Development would provide income-qualified, market-rate townhomes for families
that would be taxed at the same rate as determined by the Geneva Township Assessor. This
would provide real social and economic benefits for all involved, so we urge you to reject any
effort aimed at blocking this important project.
Sadly, we are aware of the many misconceptions and prejudices surrounding affordable
housing in our community. However, we urge you to reject these falsehoods and instead
adhere to the facts. Evidence-based research has repeatedly demonstrated access to stable,
affordable housing allows families to find employment, perform better in school, and maintain
improved health. Affordable, market-rate housing has wide ranging economic impacts for the
larger community as well. Your support of the proposed Emma's Landing Affordable Housing
in Geneva will not only help families climb the economic ladder, it will help create job
opportunities and lead to greater investment in our community development and government
infrastructure. There is no doubt in our minds that the numerous benefits of the proposed
Emma's Landing development far outweigh any objections. A more diverse and healthy
population will lead to a more vibrant, healthy community in Geneva. We wholeheartedly
support this, and we respectfully ask you to proceed with the Emma's Landing Affordable
Housing Development.
Thank you for giving us an opportunity to provide written testimony in support of the Lewis
Road Property/Emma's Landing Affordable Housing Development.
Sincerely,
Amy & John Owens
Geneva, Illinois

From:
To:
Subject:
Date:

Marilyn Church
Public Comment
Emma’s Landing
Monday, January 11, 2021 12:14:59 PM

This is a request from a resident of 946 Ginger Lane which adjoins the Emma Landing proposed housing. We are a
group of 22 townhouses and all of us are senior citizens and a majority are over 75. When we drive out of Ginger
Lane to go onto Kaneville Road, our lives are in jeopardy. The cars, and there are a lot of them, come around that
curve so fast that we could be killed. Please take into consideration the density that is proposed in Emma’s Landing
and how many cars that would involve. It’s too small an area for that many people to live.
Thank you for your consideration,
Marilyn and Wynn Church
946 Ginger Ln.
Geneva, IL 60134
Sent from my iPad

From:
To:
Subject:
Date:

Erica Holing
Public Comment
? Emma"s landing
Monday, January 11, 2021 2:00:13 PM

We live on Caldwell Ln and at this time we are opposed to the development as submitted for several reasons. 1) The
density is over and above what that small parcel of land can hold. Look at other acreage surrounding to see how
many homes/townhomes have been built. 2) Safety reasons for turning in an out of proposed area 3) traffic would be
adding to already congested traffic on Lewis traveling east. That stretch of road combines curves that includes other
subdivisions attempting to turn out. Many drivers use Louis as a Cut-through from Randall to Peck already dumping
extra cars on the roads. 4) flooding is often a factor on Fargo, close to Randall, with streets covered from rainfall.
We would ask that you please take all these oppositions into consideration and deny this application as submitted.
Thank you for your attention.
Sincerely
Dan Holing
Erica Holing    2888 Caldwell ln

Sent from my iPad

From:
To:
Subject:
Date:
Importance:

Michael Schafer
Public Comment
[THIS EMAIL MAY BE SPAM] Geneva Planning and Zoning Commision
Tuesday, January 12, 2021 8:58:31 PM
Low

01/14/2021
Geneva Planning and Zoning Commision.
I ask that this letter be entered as part of public comment/feedback.  
I'm a resident of Geneva and I very much appreciate the commission's time today. I'm
writing this commission in opposition of Emma's Landing Development. My reasons are
simple. I believe the city/commision should not consider any new development on this site
nor any new development in the immediate area until the existing water retention, water
drainage and flooding issues in the area and surrounding subdivisions are resolved. I'm sure
members of the commission are aware of these existing issues however if you are not aware or
well informed to the extent of the issues I suggest discussing with the city works staff.  
I'm sure there are folks that believe this is an unwarranted reason to oppose the development
but I encourage those same people to visit the area and surrounding areas after heavy rains.
I appreciate that in this climate, unpopular and difficult decisions are more challenging
for public service. However, I ask you simply how we can add more development to an area
that can't handle drainage properly for it's existing developments? Let's not make the current
issues worse, let's fix the drainage problems then encourage more development for all.  
I thank you all for your time,
Mike Schafer

From:
To:
Subject:
Date:

Rod Nelson
Public Comment
PLANNING & ZONING COMMISSION JANUARY 14, 2021 Meeting: Emma"s Landing and Tax Abatements
Wednesday, January 13, 2021 5:32:20 AM

Planning and Zoning Commissioners:
Illinois has a provision for abating real estate taxes for affordable housing, including
Section 8 voucher housing ("The housing opportunity area abatement."(35 ILCS
200/Art. 18 Div. 4 heading; Division 4. Abatement procedures).

From the Geneva "FACT SHEET" of 1pm 10 July 2020: "How many kids is this
development expected to generate? How will the schools accommodate new students
financially? Will neighboring properties’ taxes increase to accommodate new
students?
The development is expected to generate approximately 100 students. Geneva
Community Unit School  District 304 would receive an impact fee of $66,268.13 to
accommodate the new students as well as annual property taxes from the new
townhome units." (Emphasis added)
You will note please that the Geneva "Fact Sheet" asks: "Will neighboring properties’
taxes increase to accommodate new students?" The City of Geneva did not provide
an answer to this question that it posed to itself. Has School District 304 provided an
answer to this question?
Has a detailed analysis of the anticipated impact of a tax abatement that reduces the
amount of "annual property taxes from the new townhome units" on existing
homeowners' tax bills been performed? If so, what did the analysis predict?
Thank you.
Rod Nelson
23 Kane street

Plan Commission
January 14 Emma’s Landing

Support of Emma’s Landing
I wrote in support of Emma’s Landing earlier in the week. While I am not on social media, I was made
aware of these comments and felt I needed to respond. Following are the comments in opposition:

As mentioned previously, Emma’s Landing meets all zoning and regulatory requirements for the city. I
understand and appreciate the emotions – driven primarily by bad information – but facts matter.
Let me respond to each of the above comments;
1) Density – As stated in the staff report, the density is within the requirements approved by the city in
2013 for the Sterling Manor PUD.
2)Backs of the property – Again, this property meets all requirements of the Sterling Manor PUD. I am
not sure how railroad berm erosion is germane to the development.
3) Economic Impact on Property – There is no evidence presented that this development would reduce
property values. While this is often used to incite fear and opposition, most research indicates that
affordable housing does not have a negative impact on property values. The best study on this is
covered in a book called “Climbing Mount Laurel’ published by Princeton University.
4) Inclusionary zoning needs to be spread throughout Geneva – Interesting here that the example used
in Duke and Lee’s development where I was the only resident that asked about adding affordable
requirements to that development. I fully support a review of the current policies to see how we can
make that happen for future developments. However, that is not a reason for not approving a
development that meets all Geneva requirements.
5) Flooding – While I am glad that the writer offers stormwater suggestions, they do not match the facts
as found by the city and the consultant that the city uses. The Lewis road flooding was caused by
blocked outlets caused by poor maintenance. The Emma’s Landing development has less covered area
than allowed by the PUD (60% versus 50%) and has a separate retention area that meets all current
stormwater requirements.
6) Traffic – The traffic has been studied and agreed to by the consultant and city. This indicates that the
development would generate limited traffic. I would suggest the residents work with the city to address
the speeding issues mentioned.

Based on the facts and the review work done by the city, all the above issues are addressed, and I see
no reason why Emma’s Landing should not move forward.
Finally, I have lived in Geneva for 30 years and have worked on affordable housing in Geneva for 8 years.
I have worked with the Burton Foundation on several properties as the Association for Individual
Development (AID) has worked to improve housing for our clients. (I am a board member at AID). I can
tell you that I am confident that this is a development that Geneva will be proud of.
Sincerely,
Chuck Miles
1015 Westfield Course
Geneva, IL 60134
Cmiles6926@gmail.com
630-488-0670

From: Errin Bald <errin.bald@gmail.com>
Sent: Wednesday, January 13, 2021 12:24 PM
To: True, Chayton <ctrue@geneva.il.us>
Subject: ⚫ In Support of Emma's Landing

Hi Chayton,
I've reviewed the Zoom meeting from March, watching all three and a half hours. I'm late to the
party, as many mentioned back then, and while I am now a Batavia resident, my children attend
Geneva schools and my parents and extended family all remain in Geneva. I feel compelled to
comment in support of the proposed Emma's Landing as I believe Geneva is long overdue for
affordable housing, not to mention non-compliant to the State's requirements. I would also like to
respond to the many uneducated comments (many of which are in violation of the Fair Housing
Act).
This is all new to me and I had hoped to understand more as to where in the process this is and
how likely it is to pass?
Any insight is appreciated if you find yourself with the time. Thank you!
Errin Bald

From:
To:
Subject:
Date:

Nadine Venter
Public Comment
Emma’s Landing
Wednesday, January 13, 2021 1:06:46 PM

To whom it may concern,
My husband and I started out renting our home on Caldwell Lane and fell in love with the area
(when we first came to the USA 5 years ago). We loved it so much that we purchased our
home. Our townhouse overlooks the pond and the now empty property where the Burton
Foundation is proposing to build Emma’s Landing... we are not opposed to low cost housing
or people of lower income or diversity moving to our neighborhood, however we are
concerned about the amount of homes being built in such a small property and the amount of
people this will add to our currently peaceful neighborhood and infrastructure.
Please reconsider the size of the development for the sake of infrastructure and the happiness
of current residents.
Thank you for your time and consideration
André and Nadine Venter
2827  Caldwell Lane, Geneva, IL

From:
To:
Subject:
Date:

Heidi Stover
Public Comment
Emma"s Landing
Wednesday, January 13, 2021 1:27:44 PM

I write as someone who has lived approximately a half mile from Emma's Landing property
for the past 8 years. I walk past there often. From the proceedings thus far, I gather that some
of the decision-makers may lack firsthand familiarity with the property and might not have
viewed it or even know precisely where it is located. I offer the following to help inform the
discussion.
The subject property is roughly the same size as Heritage Court, which is directly across
Lewis Road from Emma's Landing. Heritage Court has 20 units, with minimal spacing
between them. Placing more than 100% of the density, plus a storm detention area, a
playground, and an office on the same size property is gross overcrowding. It is out of
balance with the existing neighborhood.
Flooding is presently a big problem for the area and results in standing water on Kaneville
Road during periods of heavy rain. More housing on a property that is at a higher elevation
compared to the rest of the neighborhood will exacerbate flooding. What reserve has the City
placed to compensate existing property owners for the losses they will incur? What capital
infrastructure improvements will the City make to remedy the flooding problem that will be
created by these 45 new units?
Inserting 45 additional residences into this area will increase traffic, which is already thick.
The intersections of Fargo and Kaneville and Fargo and Randall back-up presently. The
intersection near Dogtopia is confusing now, and an increased traffic load will worsen the
problem. This is not just an issue for those in the immediate neighborhood but for those
coming from the middle schools, entering the retail shopping area, the fire station on Fargo,
and anyone heading toward or exiting from Randall Road at Fargo. Making Ginger and/or
Heritage one-way streets will not address these intersections. Moreover, if that is the plan, it
is a disruption to the existing residences on these streets.  
The concerns of those who live in this neighborhood should be given more consideration than
the opinions of those who lack experience with the area.
Heidi Stover

From:
To:
Subject:
Date:

Amy
Public Comment
Emma’s Landing
Wednesday, January 13, 2021 3:48:22 PM

I live on Caldwell Lane and say NO to Emma’s Landing
There is already flooding and too much traffic
Amy Luppino
Have a great day

From: Valissa Hilligoss <vhilligoss@aol.com>
Sent: Wednesday, January 13, 2021 9:39 PM
To: Burns, Kevin <kburns@geneva.il.us>; DeGroot, David <ddegroot@geneva.il.us>; Burghart, Tara
<tburghart@geneva.il.us>; Bruno, Mike <mbruno@geneva.il.us>; Marks, Richard
<rmarks@geneva.il.us>; Kosirog, Brad <bkosirog@geneva.il.us>; bhruby@geneva.il.is; Kilburg, Dean
<dkilburg@geneva.il.us>; Kaven, Gabriel <gkaven@geneva.il.us>; McGowan, Jeanne
<jmcgowan@geneva.il.us>; Maladra, Craig <cmaladra@geneva.il.us>; Swanson, Robert
<rswanson@geneva.il.us>; Public Comment <publiccomment@geneva.il.us>; True, Chayton
<ctrue@geneva.il.us>
Cc: Valissa Hilligoss <vhilligoss@aol.com>
Subject: ⚫ Letter 4 from Valissa Hilligoss - Continued Concerns re: Emma’s Landing - Summary of
Previous Correspondence and Why I Am Interested in this Proposed Development Project

January 13, 2021

Kevin R. Burns, Mayor
David DeGroot, Community Development Director
Tara Burghart, Alderman 1st Ward
Mike Bruno, Alderman 1st Ward
Richard Marks, Alderman 2nd Ward
Brad Kosirog, Alderman 2nd Ward
Becky Hruby, Alderman 3rd Ward
Dean Kilburg, Alderman 3rd Ward
Gabriel Kaven, Alderman 4th Ward
Jeanne McGowan, Alderman 4th Ward
Craig Maladra, Alderman 5th Ward

Robert Swanson, Alderman 5th Ward
Planning and Zoning Commission, via publiccomment@geneva.il.us
Scott Stocking, Chairman
John Mead
Mim Evans
Michael Slifka
John Rittenhouse
Rebecca Holoman
Adam Matyskiel
Chayton True, City Planner
City of Geneva
22 S. First Street
Geneva, IL 60134

Ref: Letter 4 from Valissa Hilligoss - Continued Concerns re: Emma’s Landing Summary of Previous Correspondence and Why I Am Interested in this Proposed
Development Project

Dear Mayor Kevin Burns, All Geneva Aldermen, All Members of the Planning and
Zoning Commission, City Planner Chayton True, Community Development Director
David DeGroot and the Geneva publiccomment@geneva.il.us Mailbox

CONTINUED CONCERNS AND PREVIOUS CORRESPONDENCE

I continue raising considerations and concerns regarding the Emma’s Landing proposed
project as currently defined. In the summer of 2020, I sent the following three e-mails
individually to Mayor Burns, David DeGroot and all Aldermen outlining my experience
with similar projects in the Northwest Suburbs, my specific concerns with the project
and multiple alternative approaches for low-income housing projects. These letters have
been forwarded to the Geneva publiccomment@geneva.il.us mailbox.

Emma’s Landing Project

June 11, 2020










Emma’s Landing – Letter 2 from Valissa Hilligoss – Alternative

July 13, 2020
Solution





July 21, 2020

Comments on March 12, 2020 meeting with the Planning and
Zoning Commission that I just became aware of the day of the
meeting
Summary of residents’ concerns from my notes taken during
meeting
My two primary concerns: first, project footprint and high
probability of drainage and flooding issues - - based on walking
the site; and second, increased traffic and dangerous entrance
to and exit from the property
Problems with similar projects in Northwest Suburb
Affordable housing for Families versus Seniors, plus alternative
for two projects to expand both
Plea to listen carefully to residents and involve them in the
process

Analysis of all e-mails from residents posted on Geneva site
Proposal for alternative senior low-income housing, reducing
property footprint and minimizing traffic issues
Potential next steps to implement the compromise solution

Emma’s Landing – Meeting Comments, Ideas and a Favor –
Letter 3 from Valissa Hilligoss




Comments and concerns re: July 13th Geneva City Council
Meeting discussion of Emma’s Landing Project
Process idea for consideration: to add clause that no elected or
appointed official or employee of Geneva or member of their
immediate family shall be employed by or serve on the Board of
the Burton Foundation for 20 years beyond the completion of
the Emma’s Landing Project - - to dispel any concerns re:
transparency or behind the scenes approach to this project





Asking a Favor for all addressees to walk the proposed site in
the hope that everyone would see the limited space for the
planned footprint, the height of the property and relationship in
grade to the Union Pacific tracks to the north, to the Sterling
Manor area and the spring fed pond that is owned by Sterling
Manor, the homes and The Reserve of Geneva along Lewis and
Kaneville roads and the multiple businesses south and east off
Kaneville and Fargo --- plus the relative size of the retention
basin between the Fire Station and the shopping center south of
Fargo
Note: I immediately heard from Alderman Marks that he has
walked the site multiple times and understands my concerns; I
have not heard from others

WHY MY CONTINUED INTEREST IN EMMA’S LANDING?

There are two primary factors that make me very interested in Emma’s Landing. I do
have a vested interest. Plus, I have personally experienced the result of similar projects
in the Northwest Suburbs and am really trying to help Geneva prevent the potential
problems related to both drainage and challenges expanding low-income housing
opportunities.

My vested interest is that I moved to Geneva three years ago to help my older brother
and his wife. Robert and Constance Hilligoss live at 2553 Heritage Court. They are the
first townhome at the NW entrance to Heritage Court on the inside of the circular
road. They are at ground zero for potential issues with both flooding and/or accidents
entering or exiting from Emma’s Landing off Lewis Road. My brother is in ill
health. Their current health and financial circumstances do not allow them to easily
move. Plus, their proximity to the Delnor Northwestern Medicine hospital and campus,
as well as the Living Well facility is critical. Any potential negative change in property
values due to problems related to this development project would cause additional
challenges for them.

Plus, they live close to the previous long-term President of the Sterling Manor
homeowner’s association, Rex Hauser. He passed away unexpectedly in late
September 2019 following a massive heart attack. They were well aware of Rex’s and
the association’s interest and concerns about the Lewis Road property under
consideration. Plus, Rex Hauser had many years of experience with management of the
association. As a former condo association President and Treasurer, I well know the
value of having an association board that has the majority of members with many years
of experience.

My other interest is applying many years of experience in politics. My family has always
been involved in community and political activities. It was the topic of conversation at
the dinner table since I was a child. I became very active in politics ever since my
college days. I was active in Indiana before moving to Chicago in 1976. In Palatine: I
was a precinct captain, then a campaign chairman, then active in a Long-Range
Planning effort to develop downtown (I lived one block from the train station) and most
recently spent years as a Member of the District 6 Council. I have also observed

development projects in Barrington, Arlington Heights, Schaumburg, Mount Prospect,
Des Plaines and Park Ridge.

I observed major drainage and flooding issues in Palatine, Des Plaines and Park Ridge
as a result of construction projects with major footprints. Some of the Palatine
development projects increased flooding in multiple areas. Multiple times each year
there is flooding in basements, loss of or floating cars in commuter and apartment
parking lots. There are retention basins in multiple areas. West of town, Palatine has
developed a major reservoir that is 2-3 blocks long and 2-3 blocks deep. They dug out
the reservoir to be 15-20 feet deep. It serves as a recreation spot in summer and
sledding hill in winter. At least three times in the last ten years before I moved, I have
seen this reservoir full and overflowing onto Palatine and Quentin Roads!

I know the signs of a potential issue with the Emma’s Landing project as currently
defined. The construction plan and land coverage with concrete will almost assuredly
cause flooding in one or multiple directions. Water seeks lower ground when allowed to
run off in major rains or rapid snow thawing. The Emma’s Landing project could result
in flooding of the Union Pacific west line, Sterling Manor properties or the spring-fed
pond, homes along Kaneville and Lewis to the south and west, the businesses east of
Kaneville and even the shopping center south of Fargo.

In addition, I am concerned about the entrance and exit locations from the Emma’s
Landing project on Lewis --- both because they serve as a conduit for water runoff and
because I normally have problems pulling in and out of both entrances to Heritage
Court. There is a lack of visibility around the curve on Lewis. If a car is speeding, you
can pull out only to have a car immediately upon you. I have had multiple close calls.

I think the project if built should have an emergency only entrance off Lewis and regular
entrance and exit onto Kaneville Court. There is better visibility of the roadway at the
Kaneville Court intersection with Kaneville Road. Worse case, maybe people could
enter the complex off Lewis and exit (and enter) via Kaneville Court.

RELATED QUESTIONS TO THIS LETTER

1. Please discuss or provide a list and minutes of any meetings or work sessions held
with the residents in the area impacted directly by the project
a. Sterling Manor
b. Residents along Kaneville or Lewis
c. Businesses in the area east of Kaneville
d. The Reserve of Geneva
e. Other groups of concerned citizens

2. Were there answers provided or written responses to residents’ concerns and issues
raised at the March 12, 2020 Planning and Zoning Commission meeting?

3. Geneva recently gathered information about drainage or flooding issues in
Geneva. What did we learn about this area and the flooding that has occurred in the
past on Lewis, within Sterling Manor and the retention basin south of Fargo?

4. Has any consideration been given to my alternative recommendation for a lowincome senior housing project instead of family project - - - and a change to the
footprint resulting from building one or two high-rise buildings with underground or
ground level parking, significantly reducing the footprint ---- and addressing many of
the residents’ concerns for footprint, flooding, impact on schools and other Geneva
services, increased rush hour traffic, and other issues which have been raised?

5. In the July 13th meeting, Tracey Manning of the Burton Foundation responded to
consideration of senior housing. Ms. Manning said that there wasn’t a demand for
low-income housing in the area; I called Windmill Manor in Batavia, a senior
affordable housing facility. They have a 18-24 month waiting list depending on
requestor’s requirements

6. What is the status with my July request for people to walk the property - - to observe
the height of the property, the sizeable footprint of the project as currently defined,
the pitch of the land in all directions? In forwarding my previous correspondence to
the publiccomment@geneva.il.us address, I am expanding this request to all of the
Planning and Zoning Commission members.

In closing, I urge the Planning and Zoning Commission to not move forward with the
Emma’s Landing Project as currently defined. If you have any questions, please feel
free to contact me. Thank you for your consideration of my concerns.

Regards,

Valissa Hilligoss
385 Brittany Court Apt G
Geneva, Illinois 60134
(847) 476-5025
vhilligoss@aol.com

Sent from Mail for Windows 10

From:
To:
Subject:
Date:

martin ottomanelli
Public Comment
January 14, 2021 Planning & Zoning Meeting - Proposed Emma"s Landing Development Agenda Item 5A
Wednesday, January 13, 2021 6:20:29 PM

Submitted for the January 14, 2021 Geneva Planning and Zoning Meeting.

Agenda Topic – Proposed Emma’s Landing Development, Agenda Item 5A

I am requesting that these questions be read out loud during the meeting and responded to.

1. The listed general contractor is Door Creek Construction of Illinois. I've attempted to contact them to
determine their experience with this project type and find out if they have completed similar properties in
the area. A Google search reveals very little information about them. They have not replied to my
requests for information. Why has Burton chosen this GC has it had previous experience with them?
Also, does the P&Z commission perform any due diligence on GCs for development projects within the
City?

2. I've read that applications for residence at Emma's Landing will be time stamped upon receipt and
processed in order of receipt. I am assuming that more applications for residence will be submitted than
the property can accommodate. Will the criteria for approving applications be based solely on income
(i.e. the 60%/80% parameters described) or will there be other demographic information used (e.g. race,
ethnicity, religion, marital status, age, etc.) for selection if the initially approved pool of applications is
thought to be not sufficiently diverse beyond income criteria?

3. Given that the project is supported through IL tax payer funds, are applicants for residence required to
be current IL residents?  

4. What is the expected timing for approval of the Affordable Housing Agreement between Burton and
the City?

5. With 15 2-BR residences and 30 3-BR residences proposed, doesn’t the conclusion that there will only
be an impact of 10 additional students seem very low? Can you explain why this is a reasonable
estimate and why the resulting cash payment of approximately $66k by Burton to Geneva is sufficient?

6. Who is responsible for maintaining the proposed playground? If it is not safely maintained does the
City of Geneva have any ability to act?

7. The requested code variance to reduce the center line offset for intersecting right of ways from the
required minimum of 125 feet to 25 feet seems material. Have there been other variance approvals of 25
feet within Geneva? What changes would Burton need to make to the development plan if this variance
is not approved?

Martin Ottomanelli

Resident of Geneva

From:
To:
Subject:
Date:

eileen thordarson
Public Comment
Emma"s Landing/ Planning and Zoning Meeting
Wednesday, January 13, 2021 9:11:26 PM

I am against the proposal to build Emma's Landing on Lewis Road. The area is prone to
flooding already and the total area of land on this site that will be covered in cement will only
escalate the problem, putting the homes and businesses in the area in greater jeopardy. 45 units
on 7.54 acres, is 6.4 units per acre, plus a road, and no retention pond. The same size lot
across the street has a retention area, a pond and half the homes. The Sterling Manor
townhomes have 100 units on 25.1 acres and a retention pond.
Eileen Thordarson
2905 Caldwell Ln. Geneva, Il

From:
To:
Subject:
Date:

William Malecki
Public Comment
Emma"s Landing
Wednesday, January 13, 2021 9:38:37 PM

I am writing to provide my support for the Emma's Landing project.
The City of Geneva still does not meet the requirements set by the State of Illinois when it comes to
providing affordable housing and this proposed development will help us, as a community, get closer to
that goal. This development also satisfies one of our city's objectives as stated within the current strategic
plan under Economic Vitality.
The Burton Foundation has done an exemplary job working with city staff and has provided factual
evidence proving that this development will not have any significant effect on our school system or traffic.
Additionally, the architectural design of the complex is architecturally pleasing, fits well within the Geneva
"brand", and will be complimentary to the adjacent Sterling Manor subdivision.
I ask that the members of the Planning and Zoning Commission vote to move this project forward to the
next phase.
Sincerely,
Billy Malecki
121 Woodlawn Street

From:
To:
Cc:
Subject:
Date:
Attachments:

Valissa Hilligoss
Burns, Kevin; DeGroot, David; Burghart, Tara; Bruno, Mike; Marks, Richard; Kosirog, Brad; bhruby@geneva.il.is;
Kilburg, Dean; Kaven, Gabriel; McGowan, Jeanne; Maladra, Craig; Swanson, Robert; Public Comment; True,
Chayton
Valissa Hilligoss
Letter 4 from Valissa Hilligoss - Continued Concerns re: Emma’s Landing - Summary of Previous
Correspondence and Why I Am Interested in this Proposed Development Project
Wednesday, January 13, 2021 9:40:26 PM
Emma"s Landing - Concerns - Letter 4 FINAL PDF.pdf
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January 13, 2021

Kevin R. Burns, Mayor
David DeGroot, Community Development Director
Tara Burghart, Alderman 1st Ward
Mike Bruno, Alderman 1st Ward
Richard Marks, Alderman 2nd Ward
Brad Kosirog, Alderman 2nd Ward
Becky Hruby, Alderman 3rd Ward
Dean Kilburg, Alderman 3rd Ward
Gabriel Kaven, Alderman 4th Ward
Jeanne McGowan, Alderman 4th Ward
Craig Maladra, Alderman 5th Ward
Robert Swanson, Alderman 5th Ward
Planning and Zoning Commission, via publiccomment@geneva.il.us
            Scott Stocking, Chairman
            John Mead
            Mim Evans

            Michael Slifka
            John Rittenhouse
            Rebecca Holoman
            Adam Matyskiel
Chayton True, City Planner
City of Geneva
22 S. First Street
Geneva, IL 60134

Ref: Letter 4 from Valissa Hilligoss - Continued Concerns re: Emma’s
Landing - Summary of Previous Correspondence and Why I Am Interested
in this Proposed Development Project

Dear Mayor Kevin Burns, All Geneva Aldermen, All Members of the
Planning and Zoning Commission, City Planner Chayton True, Community
Development Director David DeGroot and the Geneva
publiccomment@geneva.il.us Mailbox

CONTINUED CONCERNS AND PREVIOUS CORRESPONDENCE

I continue raising considerations and concerns regarding the Emma’s
Landing proposed project as currently defined. In the summer of 2020, I
sent the following three e-mails individually to Mayor Burns, David
DeGroot and all Aldermen outlining my experience with similar projects in
the Northwest Suburbs, my specific concerns with the project and multiple
alternative approaches for low-income housing projects. These letters
have been forwarded to the Geneva publiccomment@geneva.il.us

mailbox.

June 11, 2020             Emma’s Landing Project

Comments on March 12, 2020 meeting with the
Planning and Zoning Commission that I just
became aware of the day of the meeting
Summary of residents’ concerns from my notes
taken during meeting
My two primary concerns: first, project footprint and
high probability of drainage and flooding issues - based on walking the site; and second, increased
traffic and dangerous entrance to and exit from the
property
Problems with similar projects in Northwest Suburb
Affordable housing for Families versus Seniors,
plus alternative for two projects to expand both
Plea to listen carefully to residents and involve
them in the process

July 13, 2020              Emma’s Landing – Letter 2 from Valissa Hilligoss –
Alternative Solution

Analysis of all e-mails from residents posted on
Geneva site
Proposal for alternative senior low-income housing,
reducing property footprint and minimizing traffic
issues
Potential next steps to implement the compromise
solution

July 21, 2020              Emma’s Landing – Meeting Comments, Ideas and a
Favor – Letter 3 from Valissa Hilligoss

Comments and concerns re: July 13th Geneva City
Council Meeting discussion of Emma’s Landing

Project
Process idea for consideration: to add clause that
no elected or appointed official or employee of
Geneva or member of their immediate family shall
be employed by or serve on the Board of the Burton
Foundation for 20 years beyond the completion of
the Emma’s Landing Project - - to dispel any
concerns re: transparency or behind the scenes
approach to this project
Asking a Favor for all addressees to walk the
proposed site in the hope that everyone would see
the limited space for the planned footprint, the
height of the property and relationship in grade to
the Union Pacific tracks to the north, to the Sterling
Manor area and the spring fed pond that is owned
by Sterling Manor, the homes and The Reserve of
Geneva along Lewis and Kaneville roads and the
multiple businesses south and east off Kaneville
and Fargo --- plus the relative size of the retention
basin between the Fire Station and the shopping
center south of Fargo
Note: I immediately heard from Alderman Marks
that he has walked the site multiple times and
understands my concerns; I have not heard from
others

WHY MY CONTINUED INTEREST IN EMMA’S LANDING?

There are two primary factors that make me very interested in Emma’s
Landing. I do have a vested interest. Plus, I have personally experienced
the result of similar projects in the Northwest Suburbs and am really trying
to help Geneva prevent the potential problems related to both drainage
and challenges expanding low-income housing opportunities.

My vested interest is that I moved to Geneva three years ago to help my
older brother and his wife. Robert and Constance Hilligoss live at 2553
Heritage Court. They are the first townhome at the NW entrance to
Heritage Court on the inside of the circular road. They are at ground zero
for potential issues with both flooding and/or accidents entering or exiting
from Emma’s Landing off Lewis Road. My brother is in ill health. Their
current health and financial circumstances do not allow them to easily

move. Plus, their proximity to the Delnor Northwestern Medicine hospital
and campus, as well as the Living Well facility is critical. Any potential
negative change in property values due to problems related to this
development project would cause additional challenges for them.

Plus, they live close to the previous long-term President of the Sterling
Manor homeowner’s association, Rex Hauser. He passed away
unexpectedly in late September 2019 following a massive heart attack.
They were well aware of Rex’s and the association’s interest and
concerns about the Lewis Road property under consideration. Plus, Rex
Hauser had many years of experience with management of the
association. As a former condo association President and Treasurer, I
well know the value of having an association board that has the majority of
members with many years of experience.

My other interest is applying many years of experience in politics. My
family has always been involved in community and political activities. It
was the topic of conversation at the dinner table since I was a child. I
became very active in politics ever since my college days. I was active in
Indiana before moving to Chicago in 1976. In Palatine: I was a precinct
captain, then a campaign chairman, then active in a Long-Range Planning
effort to develop downtown (I lived one block from the train station) and
most recently spent years as a Member of the District 6 Council. I have
also observed development projects in Barrington, Arlington Heights,
Schaumburg, Mount Prospect, Des Plaines and Park Ridge.

I observed major drainage and flooding issues in Palatine, Des Plaines
and Park Ridge as a result of construction projects with major footprints.
Some of the Palatine development projects increased flooding in multiple
areas. Multiple times each year there is flooding in basements, loss of or
floating cars in commuter and apartment parking lots. There are retention
basins in multiple areas. West of town, Palatine has developed a major
reservoir that is 2-3 blocks long and 2-3 blocks deep. They dug out the
reservoir to be 15-20 feet deep. It serves as a recreation spot in summer
and sledding hill in winter. At least three times in the last ten years before I
moved, I have seen this reservoir full and overflowing onto Palatine and
Quentin Roads!

I know the signs of a potential issue with the Emma’s Landing project as
currently defined. The construction plan and land coverage with concrete
will almost assuredly cause flooding in one or multiple directions. Water

seeks lower ground when allowed to run off in major rains or rapid snow
thawing. The Emma’s Landing project could result in flooding of the Union
Pacific west line, Sterling Manor properties or the spring-fed pond, homes
along Kaneville and Lewis to the south and west, the businesses east of
Kaneville and even the shopping center south of Fargo.

In addition, I am concerned about the entrance and exit locations from the
Emma’s Landing project on Lewis --- both because they serve as a
conduit for water runoff and because I normally have problems pulling in
and out of both entrances to Heritage Court. There is a lack of visibility
around the curve on Lewis. If a car is speeding, you can pull out only to
have a car immediately upon you. I have had multiple close calls.

I think the project if built should have an emergency only entrance off
Lewis and regular entrance and exit onto Kaneville Court. There is better
visibility of the roadway at the Kaneville Court intersection with Kaneville
Road. Worse case, maybe people could enter the complex off Lewis and
exit (and enter) via Kaneville Court.

RELATED QUESTIONS TO THIS LETTER

1. Please discuss or provide a list and minutes of any meetings or work
sessions held with the residents in the area impacted directly by the
project
a.
b.
c.
d.
e.

Sterling Manor
Residents along Kaneville or Lewis
Businesses in the area east of Kaneville
The Reserve of Geneva
Other groups of concerned citizens

2. Were there answers provided or written responses to residents’
concerns and issues raised at the March 12, 2020 Planning and Zoning
Commission meeting?

3. Geneva recently gathered information about drainage or flooding issues

in Geneva. What did we learn about this area and the flooding that has
occurred in the past on Lewis, within Sterling Manor and the retention
basin south of Fargo?

4. Has any consideration been given to my alternative recommendation for
a low-income senior housing project instead of family project - - - and a
change to the footprint resulting from building one or two high-rise
buildings with underground or ground level parking, significantly
reducing the footprint ---- and addressing many of the residents’
concerns for footprint, flooding, impact on schools and other Geneva
services, increased rush hour traffic, and other issues which have been
raised?

5. In the July 13th meeting, Tracey Manning of the Burton Foundation
responded to consideration of senior housing. Ms. Manning said that
there wasn’t a demand for low-income housing in the area; I called
Windmill Manor in Batavia, a senior affordable housing facility. They
have a 18-24 month waiting list depending on requestor’s requirements

6. What is the status with my July request for people to walk the property - to observe the height of the property, the sizeable footprint of the
project as currently defined, the pitch of the land in all directions? In
forwarding my previous correspondence to the
publiccomment@geneva.il.us address, I am expanding this request to
all of the Planning and Zoning Commission members.

In closing, I urge the Planning and Zoning Commission to not move
forward with the Emma’s Landing Project as currently defined. If you have
any questions, please feel free to contact me. Thank you for your
consideration of my concerns.

Regards,

Valissa Hilligoss

385 Brittany Court Apt G
Geneva, Illinois 60134
(847) 476-5025
vhilligoss@aol.com

Sent from Mail for Windows 10

From:
To:
Subject:
Date:

Wil Henry
Public Comment
Fwd: Emma"s Landing
Thursday, January 14, 2021 4:13:20 AM

Hello again Everyone,
I'm sending along another note to voice my concerns regarding the Emma's Landing proposal.
I've attached a couple of very recent pictures of young folks not using good judgement while
making use of our retention pond - day and night - just outside my back door. Again, adding
100 children to this location is not a good idea. The train, the pond and the traffic don't make
for a good mix.

---------- Forwarded message --------From: Wil Henry <wilbert.a.henry@gmail.com>
Date: Mon, Jul 13, 2020 at 5:48 PM
Subject: Re: Emma's Landing
To: <kburns@geneva.il.us>, <tburghart@geneva.il.us>, <mbruno@geneva.il.us>,
<rmarks@geneva.il.us>, <mclements@geneva.il.us>, <bhruby@geneva.il.us>,
<dkilburg@geneva.il.us>, <gkaven@geneva.il.us>, <jmcgowan@geneva.il.us>,
<cmaladra@geneva.il.us>, <rswanson@geneva.il.us>
Hello Everyone,
As you progress through this evening's meeting, please consider my previous email attached. None of us want to be linked to an unpleasant claim that we're not supportive of
folks in need. On the other hand, we have existing and serious water management needs and
safety concerns for 100+ children to consider. I'm hopeful we can find a more appropriate
location for this important project.
Thank you for your time.
On Tue, May 26, 2020 at 6:30 PM Wil Henry <wilbert.a.henry@gmail.com> wrote:
IMG_1448.jpg

IMG_1450.jpg

Hello Everyone and Thank You for taking the time to open my email.
I'm sending this along to voice my opposition to the Emma's Landing proposal.
Having lived next to the target property on Lewis for over 20 years, I've heard of a number
of uses for the property over time.
Unfortunately it seems (to me at least), we're having problems coordinating a development
effort appropriate for the area.
I'm sure a great deal of work and thought have been put into the considered uses of the
property.
I am very interested in knowing why development that maintains the neighborhood's
character, value, safety and security is so difficult to attain.
It's clear at least 1 proper use of the land would have to do with flood control.
This is desperately needed and is the ideal location for that purpose.
I do not have faith the plans for Emma's Landing would adequately cover flood control none of the plans to date for our or neighboring developments have been adequate.
Some effort to alleviate the flooding while not paving over even more open space should at
least have some positive impact.
In addition, the area is not configured properly for adding roughly 100 children - I'm most
concerned about safety/use of the existing retention areas and traffic on Lewis.
I've attached a couple of pictures:
- the first shows how close to my unit the recent flood waters came....it is very scary every
time it rains.
- the second shows a typical day of "unapproved" fishing on our retention pond. Notice
the cars parked on the street and just 4 of the 7 "fishermen" present at that time. Adding 100
kids to the neighborhood is going to create some serious safety issues. It gets particularly
scary when ice is on the pond and kids want to go skating. I really don't want to see the
paramedics there. Fencing isn't the answer - it isn't effective, it blocks responders, it harbors
undesirable wildlife and it collects garbage.
I'm sure you're also aware of the traffic patterns and flow on Lewis - lots of cars going too
fast and too many bicycles - obviously that is not a good mix.  
And then of course there are the train tracks. As a parent having raised kids in this
neighborhood, those tracks have caused me more concern than some might think......now
we'll have 3 sets of tracks.........
We all support the concepts behind Emma's Landing....we need to find an appropriate
location - if one exists in Geneva - not just the best bad location.
Wil Henry
2805 Caldwell Lane
Geneva

From:
To:
Subject:
Date:

AT&T Desk
Public Comment
Emma"s Landing
Thursday, January 14, 2021 6:20:12 AM

Please find it in your hearts to help others find affordable housing during these most
trying times. We have seen enough cruelty and divisiveness in the past 4 years. We
have an opportunity to help others, let's do it!!
Carole A. Mauloff

From:
To:
Subject:
Date:

Martha gmail
Public Comment
Support for Emma"s Landing Development Plan
Thursday, January 14, 2021 8:24:33 AM

I am writing in continued support of the Emma’s Landing development. It is my hope that in the absence of any
significant issues, which there do not appear to be, this development will continue unimpeded so that our
community can move forward towards not only being more welcoming to all people, but also closer to meeting the
state mandated minimum 10% affordable housing.
Thank you for your consideration,
Martha Paschke
Resident of Geneva since 2002
Currently residing in the 4th Ward

From:
To:
Subject:
Date:

John Kohlstrand
Public Comment
? Affordable housing is good. Racism is bad.
Thursday, January 14, 2021 11:33:48 AM

I am contacting you with regard to the Emma’s Landing proposal now before the City of Geneva
Planning and Zoning Commission.
The price of housing in America is getting out of hand. There are many reasons why this is so, but
one is NIMBYism. Too often, when reasonable proposals come along to build housing that working
people can actually afford, neighbors begin contriving baseless objections, sometimes even racist
warnings about crime and the like.
Let’s be better than that. I urge the City of Geneva to give Emma’s Landing a fair hearing and to find
ways to support affordable housing in our community.
John Kohlstrand
Geneva, Illinois
614-595-4936

From:
To:
Subject:
Date:

Janet Craft
Public Comment
In Support of Emma’s Landing
Thursday, January 14, 2021 12:02:32 PM

To: Planning and Zoning Commission
Meeting: January 14, 2021 at 7 p.m.
Scott Stocking, Chairman John Mead, Rebecca Holoman, Adam Matyskiel, Mim Evans, John
Rittenhouse, Michael Slifka
Re: Public Hearing: Comment on Emma’s Landing
From: Janet S. Craft
727 N. 1st Street
Geneva
This is to assure the Commission of my strong support for the proposed affordable housing development,
Emma’s Landing.
Though of modest size it is an encouraging step towards implementing the need for affordable housing
identified in the Council-approved
Strategic Plan. The need is not news to those of us with area family unable live in Geneva because of the
high housing cost, nor to many
who work here in a variety of roles and professions.

From: Susan Cechner <scechner@aol.com>
Sent: Thursday, January 14, 2021 12:31 PM
To: ctrue@geneva.il.us <ctrue@geneva.il.us> <ctrue@geneva.il.us <ctrue@geneva.il.us>
Subject: ⚫ I support Emma's Landing
Hi, I wanted to express my support for Emma's Landing. As a member of the First Congregational
Church of Geneva and the Fox River Valley Initiative, we know how important that we have affordable
housing available for people in our community. My own son, who is 30 and grew up in Geneva) makes
better than minimum wage but would not be able to afford standard housing prices and rental in this
area. We need to make our town welcoming to all. Thank you for reading.

Dr. Susan Cechner
1010 Fabyan Pkwy
Geneva, Il 60134

From:
To:
Subject:
Date:

cherylbrennan_1@hotmail.com
Public Comment
Emma"s Landing Comments
Thursday, January 14, 2021 12:36:51 PM

Good morning. We would like to voice our opposition to the proposed Emma's
Landing project for the following reasons.
First, we feel that 45 units on that small parcel of land is far too many. There are far
fewer townhouses across the street on the same amount of land. We can't think of
any similar development where so many units are situation on a small piece of land
anywhere in Geneva. Do we really want to look like we are forcing people into
one relatively undesirable housing location directly adjacent to the railroad tracks,
which seems reminiscent of old-style housing projects? The truth is, what is being
proposed is not progressive nor state of the art – it’s simply a grab for government
funding. The Mayor and City Council should work toward having all
new housing developments contain a minimum percentage of affordable housing.
Inclusion into the community should be our goal, not just affordable housing for the
sake of receiving the associated government funds at the expense of our
neighborhood.
Further, now that the plans for the development at the former Mill Race Inn have
been rejected and need updating, we don’t see any legitimate reason why the City
does not ask that 5-10% of the units in that proposed development be set aside for
affordable housing. The only equitable approach is for the community to share the
obligation to provide affordable housing. Any rationale or objections to the contrary
is simply NIMBY-ism and misdirection on the part of the Mayor and other City Wards.
If you believe in affordable housing, your Wards need to do their part too!
Second, the traffic in the area is already bad enough and this will only add to the
problem. We understand that there was a traffic study, but it was done during a
pandemic. This study is misleading, as it does not truly reflect the traffic in the
area because it was executed during a period where many people were working from
home, kids were not in school, and people were not leaving home as often as
usual. There is essentially only a single convenient exit from this neighborhood to
Randall, and it’s the same route used for the middle schools and other traffic. We
need multiple measurements over a period of time that specifically attempts to
understand the implications during potential peak periods.
Third, the surrounding area frequently floods when we have heavy rain. This
development is going to be built on the land that helps to absorb the
water. Consequently there will be more run-off and increased flooding in an area that
is already at risk. The proposed “detention area” is uphill and will not provide any
value in reducing the impact of the additional runoff. We've heard talk of
underground pipes. We need proof that these will work, not just a theory, considering
that our homes and our investment in Geneva is at risk here.
Fourth, speaking with others who have experience in city management and housing
developments, the quality of the building materials for the proposed development are
simply substandard. This accentuates the already high burden that the development
will put on the property values of the surrounding neighborhood.

Finally, the fact that our City Council and Mayor are trying to push this project
through at a time when gathering sizes are limited by state mandates
and some people are afraid to even leave their home is unethical and
inappropriate. Geneva attracts people for many reasons, one of which is that it is a
relatively small community where people know each other and feel personally
connected. To keep that feeling of community, our civic leaders need to be
respectful and go out of their way to solicit opinions and gain reasonable consensus
from not just the city at large, but the neighborhoods that are most affected. Instead,
we’re seeing big city politics and a profound lack of respect and concern for people
who have invested their hard-earned dollars in Geneva. If you estimate that the
surrounding neighborhood has roughly 250 homes and an average value of $250K
(which is probably low), that’s $62 million dollars of citizen investment that you’re
potentially affecting. Consequently by continuing this effort to ramrod Emma’s
Landing into our neighborhood, we feel our elected representatives have violated
their civic duty to both the citizens of Geneva generally, and the residents of the
affected neighborhood specifically. As just one example from past meetings, it
became clear that some of the Council members did not even drive to the proposed
location to see the how small the parcel of land is for this proposed project.
For these reasons, we object to the City Council and the Planning and Zoning
Commission approving anything regarding the proposed Emma's Landing project at
this time. Once we are through this pandemic or at least have reached a point
where significant in-person gathering sizes are safe, and allows the affected
neighborhood residents to participate in the debate in person, only then should this
be brought back to the table for a true community discussion and decision.
Jim & Cheryl Brennan

From:
To:
Subject:
Date:

Stephanie LeBlanc
Public Comment
Emma’s Landing
Thursday, January 14, 2021 12:50:18 PM

As a lifelong resident of the Tri-cities, I strongly urge the board to reconsider the location of
the proposed townhome development. While the proposal has focused mainly on the aesthetic
aspect and potential city revenue, those of us who live in Sterling Manor are concerned with
much more practical and pressing issues.
Although I have stressed these issues on numerous occasions, I’d like to review the main
issues that are of major concern to myself & my neighbors:
* Environmental Impact
- many of us settled in this particular part of town to enjoy the peaceful nature that surrounds
us. Residents delight in the plethora of beautiful birds living on and around the pond (located
on Lewis, near Caldwell Ln). What will happen to these native water fowl as well as the (once
endangered) Sandhill Cranes?
* Water Drainage & Flooding
- the above referenced pond frequently spills into the road when a significant amount of snow
or rain is in the area. To that matter, several areas of the neighborhood are known for flooding
over. Several neighbors have shown serious concern over potential flooding to their homes
with the addition of several dwellings.
* Traffic
- residents of this subdivision are no stranger to the immense amount of cars and delivery
vehicles that plague our streets as well as the (higher than average) people that cut through our
neighborhood at a high rate of speed. Bringing an additional 45 dwellings will increase that
traffic and further infringe on the safety of those jogging, walking their pets, or playing with
their children.
* School System
- as a school teacher in the area, I’m well aware of the high class ratios and the already
overtaxed workload. A 45 unit development has the potential to bring in at least NINETY
students to a very small area. As a taxpayer, I’m outraged to think of my taxes being raised
even higher to support this new group of students. As stated in the initial public meeting,
residents of Emma’s Landing would NOT be contributing to this additional tax burden.
I’m sure the other concerned residents will have many more legitimate concerns. It’s crucial
that our voices are heard and that some form of compromise can be made.
Sincerely,
Stephanie LeBlanc

From:
To:
Subject:
Date:
Importance:

Sharon Jones
Public Comment
[THIS EMAIL MAY BE SPAM]
Thursday, January 14, 2021 12:50:19 PM
Low

I feel “Emma’s Landing” should be seriously given “approval” as it comes before the City’s staff and
aldermen. The Allen Pepa Architects are superior in the work they do. It also would provide much
needed housing for median income residents. Sharon Jones, 27 North Bennett St., Apt. 305, Geneva,
Il
Sent from Mail for Windows 10

From: Chris Humes <elhumesy@aol.com>
Subject: ⚫ Planning and Zoning Commission: Emma's Landing
Date: January 14, 2021 at 3:30:35 PM CST
To: "gotoadmin@geneva.il.us" <gotoadmin@geneva.il.us>
We have concerns about the Emma’s Landing development. We have read agenda for tonight’s
Planning and Zoning Commission meeting and accompanying details on Emma’s Landing.
Our first concern is the impact of incremental traffic on community safety. We appreciate that a traffic
report was shared, which did not involve traffic during the Covid pandemic period. However, we
noticed the traffic report shared was from June 2018, this was done after the end of the school year
which would not take the traffic impact of the nearby middle schools. The additional traffic from school
days will be significant when looking at those numbers. We already have issues with vehicles speeding
through Sterling Manor and not adhering to the 25 mph speed limit.
Additionally, when reviewing the water drainage situation, we recognize that an addition retention pond
is being included (Lot 15) , however, the size seems to be inadequate (2/3 acre) and location seems to
be on right behind some of the units (Lot 5 & 6). There are significant water drainage issues in the area,
and we don’t see that the addition of Emma’s Landing will help with this situation.
We have also read through the donations that the Burton Foundation will make to the Park District and
Geneva School Districts which we assume is part of the normal land development process. The donation
amount to the School District does seem underwhelming. We don’t have a view on the impact on the
schools.
The Burton Foundation has not engaged with the surrounding community, which based on comments by
Tracey Manning during a 2020 City Council meeting, we understood they would. we have many
questions about the impact that their developments have had in other towns. Based on research done
by others, I understand the other Burton Foundation developments have had a negative impact on
nearby property values and these area have seen a significant increase crime rates which obviously
concerns us.
We will be viewing tonight’s Planning and Zoning Commission meeting to understand more about the
project and see if any of the concerns we raised are addressed.
Best regards,
Chris and Annette Humes
2724 Peterson Court
Geneva, IL 60134

From: "Heidi Bohner" <heidi.bohner81@gmail.com>
To: "Burns, Kevin" <kburns@geneva.il.us>, "Marks, Richard" <rmarks@geneva.il.us>,
"Kosirog, Brad" <bkosirog@geneva.il.us>, "Bruno, Mike" <mbruno@geneva.il.us>, "Burghart,
Tara" <tburghart@geneva.il.us>, "Hruby, Becky" <bhruby@geneva.il.us>, "Kilburg, Dean"
<dkilburg@geneva.il.us>, "Kaven, Gabriel" <gkaven@geneva.il.us>, "McGowan, Jeanne"
<jmcgowan@geneva.il.us>, "Maladra, Craig" <cmaladra@geneva.il.us>, "Swanson, Robert"
<rswanson@geneva.il.us>
Subject: ⚫ Feedback & questions hoping to be addressed at virtual meeting tonight
regarding Emma's Landing
Dear Mayor Burns and the Aldermen of Geneva,
My name is Heidi Bohner and I am a resident of Sterling Manor (Peterson Court) in Geneva. I
have been following the ins and outs of the proposed Emma's Landing development off of Lewis
Road since back in March and am aware that city representatives were not interested in the
specifics of *any* project until things got to the Planning and Zoning Commission level so it
seems as though now is that time and since we are only able to virtually attend, I'm hoping that
answers to some of these specifics mentioned below will be addressed tonight and since we are
unable to attend in person and only able to do so virtually, I am sending along some
questions/concerns in e-mail form to all involved in decision making in the hopes that these as
well as input from others who will be speaking tonight will be addressed.
1.) First and foremost, I feel the need to let it be known loud and clear that my concerns with
regard to this particular development have absolutely NOTHING to do with the individuals that
would reside within the development. PERIOD. I could care less whether it was an affordable
housing development or a high end luxury condo building- it is the simple matter of planning a
dense, large scale 45-unit building on a plot of land that cannot support that magnitude- it would
be at the cost and detriment to surrounding land, wildlife, properties, etc. I am aware that some
pieces of correspondence to the mayor were put out to the public awhile back that came across as
discriminatory toward residents of this proposed development, which obviously should not be
tolerated but I truly do not believe those few outliers' submissions define what most individuals
in this neighborhood/community are voicing concerns about (density, flooding, traffic, wanting
transparency from elected officials, etc.) and the ignorant statements of a select few should not
be used to cloud the valid questions and concerns of citizens who are just wanting to be included
in discussions/decisions, to be viewed as having important feedback as to what is best for the
specific area in which they reside in/care for on a daily basis, and to whom socioeconomic status,
race, gender, age, sexual orientation, etc. plays no role in any of this. It was extremely
disheartening for me to see how this created an undertone at a public hearing soon after where
individuals in the community felt this was now an issue of discrimination and not being open to
diversity from their fellow community members when in fact I think that for the majority of
individuals in this specific neighborhood, this couldn't be further from the truth. Speaking
personally, I am not opposed to creating affordable housing- what I have always been opposed to
is the LARGE magnitude of the proposed development on a site where there are documented
issues and believe that a scaled down version that can be supported by the land/neighborhood is
critical for success on all fronts. On this same token, true inclusion (and documented success)
comes by the dispersal of small pockets throughout a city- not just trying to cram one oversized

development in a small corner- and it is my hope that your plan is to have affordable housing
included in other projects you have sitting on the table now in all parts of the city/downtown
area/etc. I also strongly believe that any housing development going into the neighborhood
should be truly inclusive so I am hoping that rumblings of the Burton Foundation having
exclusions on upper age limits discluding seniors is not the case... I would absolutely not be for a
development that put an exclusion on seniors in this community obtaining housing and my hope
is that no elected official would allow that either.
Now onto the specific concerns of the Burton Foundation's proposed site...
As a mother who walks this neighborhood with her children/dog and as a citizen who drives past
the specific area on almost a daily basis I feel an obligation to speak to my observations of the
land and it would be my hope that these observations (along with those of other residents) are
truly taken into consideration. Below are a few bullet points of issues I would like addressed:
1. The first and most primary issue being that of the density of such a large development,
the inability to be supported by the land, and the detriment it would cause to surrounding
land/properties/wildlife. It is my understanding that in 2013 Shodeen proposed a similar
50 unit development on this property and it was determined to be too dense and there was
found to be substandard soil so I am uncertain as to how the Burton Foundation's
proposal at the size currently being proposed would be feasible. In documented
appraisals (see attached image) there seem to be some definite concerns/red flags stated
by qualified professionals with regard to the Lighthouse Companies soil testing that was
undertaken in relation to the Shodeen development in 2013 and that was referenced in an
appraisal addendum given August of 2013 as well as in most recent appraisal from
September 2019. I have attached a screenshot with some concerning findings circled,
which of greatest concern is the statement that "He also felt the difference in soil types
and soil strength throughout the site increased the cost potential for any developer and he
would hesitate site development even though it is within a well desirable community. All
of the additional developers and brokers indicated the unknown soil types at the building
location increases the risk of the development. The result of my interviews supports a
greater risk to this site as compared to a site which has more stable soils." Seeing as
though the soil type hasn't changed, how would the Burton
Foundation's proposed development size even be an option??

2. It is well known to residents in this neighborhood the issues of flooding that occur. This
was recently well documented on the city's comprehensive watershed study and should
be a top concern to be looked into with extreme apprehension of adding such a large scale
development to an area already plagued with concerns. As a concrete example, as the
open land/lot currently stands, within a two week period (once on April 30th and again on
May 15th, 2020) there was documented flooding of the pond that runs along Lewis with
the flooding/debris on May 15th running over the sidewalk and out onto the road (see
attached picture my husband took) as well as running extremely close to the adjacent
townhome structures and utility boxes. These were not two isolated incidents- similar

flooding has happened in the five years we have been residents of this neighborhood and
I'm certain it has happened well before we moved in. There is concern in thinking about
the impact of adding a 45 unit structure, concrete paved parking areas/walkways/etc. on
this already flood-prone area.
3. Thinking of the high volume of traffic that would be increased along Lewis Road (which
already has an issue with speeding and being utilized as a connector road) it is extremely
concerning to me as a mother whose number one priority is the wellbeing and safety of
my children. I know the city is well aware of these issues even at current time without
development upon the parcel of land in question as I frequently see police cars positioned
near the land for sale looking for cars that are speeding along Lewis and placement of
speed signs (which is appreciated). I am aware there was somewhat of a traffic study
completed several months back but seeing as though we are in the middle of a pandemic
with many adults working remotely at home, many parents opting out of
daycare/preschool drop offs, Geneva schools only running on an A/B schedule so half (at
most) the amount of cars are running to and from school on any given day of the week,
families opting for grocery/essentials home deliveries instead of running errands, etc. all
would render a traffic study invalid in the true scope of what numbers would be. As
creation of the Speed Control Policy Task Force occurred several summers ago with
findings presented to City Council that made frequent mention of Fargo Road issues, this
neighborhood feels the extension of these same issues with Fargo extending west across
Randall but dead ending near the rear of the middle school, so Kaneville and Lewis
become additional connector roads for cars coming from the east and west (obviously
speeding being enough of an issue along Kaneville with the recent lowering of the speed
limit). With a park/playground sitting to the north of Lewis and a large majority of
Sterling Manor homes sitting to the south of Lewis, most children have to cross Lewis in
order to reach the park/playground space. Numerous times I have had to wait with my
children as cars sped past even though we are clearly in the marked pedestrian crosswalk
zone waiting to cross and I've also had the experience of cars coming dangerously close
while already in the crosswalk and not yet having made it to the sidewalk. A dramatic
increase in traffic that would result from such a large volume development is not what is
needed on this road where children are often crossing. The lives of children (who often
don’t have full adult capabilities of judging spatial distance needed to cross the streetespecially with cars traveling above the posted speed limits- or who are still in the midst
of learning to “stop and look both ways”) in a playground/park area specifically created
for them to come and gather should trump any thought of traffic being an issue not
worthy of consideration. One child lost would be one too many.

I appreciate the giving of your time to read through and take into consideration all the valid
concerns and questions residents have brought and continue to bring to the forefront throughout
this process... I hope all City Council members truly want to partner with the residents that know
this land and space better than anybody on a day-to-day basis and are committed to finding
workable solutions that are beneficial for ALL... Anything worth doing is worth doing the right
way, the honest way, the truthful way.

Such strong investment and passion for what develops within a neighborhood by citizens
residing in that area should be viewed by city officials as a huge asset to the community at large
and something to tap into... it is this strong investment by citizens that creates the momentum
when a transparent process of a well thought out project studied thoroughly on multiple angles
and backed by elected representatives who have committed to partnering together with
community members every step of the way ultimately leads to the biggest successes.
With appreciation for your time and consideration of input,
Heidi Bohner

From:
To:
Subject:
Date:

peggy kelly
Public Comment
Emma’s Landing
Thursday, January 14, 2021 1:18:36 PM

Planning and Zoning Commission
Public Hearing - January 14, 2021
re: Emma’s Landing
I am writing to you today to voice my support for the approval of the Emma’s Landing Development. It appears the
established parameters for the site’s potential development will be met. In addition to meeting City requirements,
this proposal will be a step in the right direction for providing diverse, inclusionary housing for Geneva.
Thank you for your consideration,
Peggy and Joe Kelly
Residents of Geneva since 2013
Ward #4
Sent from my iPhone

From:
To:
Subject:
Date:

Carrie Carter
Public Comment
? Public Comment about Emma"s Landing
Thursday, January 14, 2021 1:38:13 PM

I support Affordable Housing in Geneva. Please approve the Emma's Landing project.
Thank you.
Carrie Carter
809 S. Batavia Ave
Geneva, IL. 60134

Sent from my iPhone

From:
To:
Subject:
Date:

Alyssa Elza
Public Comment
Support For Emma"s Landing Proposal
Thursday, January 14, 2021 1:41:44 PM

Planning and Zoning Commission
Public Hearing - January 14, 2021 re: Emma’s Landing

We are writing to you today to voice our support for the approval of the Emma’s
Landing Development. It appears the established parameters for the site’s potential
development will be met. In addition to meeting City requirements, this proposal will
be a step in the right direction for providing diverse, inclusionary housing for Geneva.
Thank you for your consideration,

Alyssa & Pete Elza
(Residents of Geneva since 2008)

From:
To:
Subject:
Date:

pate601
Public Comment
Public Comment about Emma"s Landing
Thursday, January 14, 2021 1:49:21 PM

I support Affordable Housing in Geneva. Please approve the Emma's Landing project.
I understand this is not "low income" housing, but affordable housing. It is critical that
this distinction be explained and reinforced.

Sent from my Verizon, Samsung Galaxy smartphone

From:
To:
Subject:
Date:

bengel61
Public Comment
Public Comment about Emma"s Landing
Thursday, January 14, 2021 1:52:25 PM

I support Affordable Housing in Geneva. Please approve the Emma's Landing project.
If not here, where? If not now, when?
Sent from my Verizon, Samsung Galaxy smartphone

From:
To:
Subject:
Date:

Jennifer Grund
Public Comment
In Support of Emma"s Landing
Thursday, January 14, 2021 1:56:43 PM

Planning and Zoning Commission
Public Hearing - January 14, 2021 re: Emma’s Landing
We are writing to you today to voice our support for the approval of the Emma’s Landing
Development. It appears the established parameters for the site’s potential development will
be met. In addition to meeting City requirements, this proposal will be a step in the right
direction for providing diverse, inclusionary housing for Geneva.
Thank you for your consideration,
Rich and Jennifer Grund
Geneva Residents since 2014

From:
To:
Subject:
Date:

Nancy Dawn Van Beest
Public Comment
Public Comment about Emma"s Landing
Thursday, January 14, 2021 2:15:59 PM

I support Affordable Housing in Geneva. Please approve the Emma's Landing project.
Nancy Dawn Van Beest
1207 S. 3rd Street
St. Charles 60174

From:
To:
Subject:
Date:

Paula Merrington
Public Comment
Planning & Zoning Commission Public Hearing January 14th, 2021 - In Support of Emma"s Landing
Thursday, January 14, 2021 2:46:23 PM

I am writing today voice my support for the approval of Emma's Landing Development. The parameters
for the development appear to have been met.
It is the desire of my family to live in an inclusive community, not exclusive. This is a step in the right
direction of ensuring Geneva is a more diverse and equitable community for all who choose to call this
wonderful city HOME!
Kind Regards,
Paula Merrington
Resident of Ward 4 Geneva for 6 years
she/her/hers

From:
To:
Subject:
Date:

Kathleen Rust
Public Comment
Emma’s Landing
Thursday, January 14, 2021 3:20:03 PM

Dear Planning and Development Members,
My husband and I have property on Ginger Ln. and Caldwell Ln and are concerned about the
proposed development Emma’s Landing. Our concerns are:
1. Increased traffic and speeding in a residential area. We believe that our streets aren’t
designed to handle heavy traffic. Even though the speed limit has been dropped on Kaneville
there are still times when cars come flying down the street and you may not see them until the
last second. This problem will only get worse with a new development.
2. Flooding. We have witnessed Lewis Rd. completely flooded several times. During that time
it took several days for the flooding to subside. We believe this development would increase
the stress on the storm sewer system resulting in more flooding.
3. We are concerned that this proposed development will have a negative impact on home
values in the surrounding neighborhoods.
Respectfully,
Kathy and Steve Smith

From:
To:
Subject:
Date:

Andy White
Public Comment
Emma"s Landing PZC
Thursday, January 14, 2021 3:23:15 PM

1. Though I agree with affordable housing in Geneva, I do not agree with the 45 units being
proposed on this particular parcel of land as I feel it is too small to support this number of
units.  

From:
To:
Subject:
Date:

John Connolly
Public Comment
John Connolly"s (732 Lewis Road) Emma"s Landing Comments
Thursday, January 14, 2021 3:31:28 PM

Good Afternoon,
Regarding tonight’s Planning and Zoning Commission meeting as it pertains to the
proposed Emma’s Landing development, I respectfully offer the following
comments in opposition:
My family and I have owned a home and resided at 732 Lewis Road since 1996.
Lewis Road high traffic levels and speeding have been a continuous problem and
this project will only make it worse. 45 new units with a potential of 90 more
vehicles is very problematic from a safety perspective given current Lewis Road
conditions.
We need to spread out affordable housing within our city, vs. placing all of it into
one relatively small area in only one of our many neighborhoods. The same size
parcel across the street has half as many units as currently proposed by Emma’s
Landing. This same area also benefits from a retention area and a retention pond.
This proposed area is well known for flooding during rain events. Development of
this area will only make flooding problems worse with reduced water absorption via
reduced open land. I do not believe that underground piping will solve this
problem; if the Commission believes differently, I’d sure like to see that data.
Thank you for your consideration of my comments.
Sincerely,
John Connolly
Geneva Resident

From:
To:
Subject:
Date:
Attachments:

Stephanie Stewart
Public Comment
Proposed development known as Emma"s Landing
Thursday, January 14, 2021 4:10:41 PM
Campana - Property Value Analysis .pdf

Good afternoon,
My name is Stephanie and I am a Sterling Manor resident.
Please find the attached economic impact study that was completed in October 2017 and includes a
cover letter from the individual who completed the study. This study was done in regards to the proposed
affordable housing development at the old Campana building site. This study concluded that homes
within .5 miles of the proposed newly developed affordable housing community would appreciate at 50%
of the rate of other homes. Homes up to a mile away would appreciate at 75% of the rate of others.
Because the proposed development is less than 3 miles from site this study was done for, it is
comparable to what will happen should Emma's Landing be built. Why is it ok to tell 500+ residents that
their homes won't appreciate at the rate they should? Why should those of us who chose to buy a home
in Geneva and invest in the community, lose money on our investment?  
In addition to homes not appreciating as they should, why isn't inclusionary housing being added in all
new developments? This is not being considered for the proposed developments at the old Duke & Lee's
site or the former Mill Race Inn site. It seems that the city of Geneva may be embarrassed or maybe
worried what inclusionary housing would do to their prestigious downtown area. Any and all new
developments should include affordable/inclusionary housing. Think of the benefits the new residents
living there would have! Walking distance to shopping, restaurants and the train, allowing them to
commute to job in other neighboring cities or even in Chicago. If we are going to be an inclusionary town,
then inclusionary housing needs to be included everywhere, not just stuffed in a corner.  
The density of this proposed development is way too big for that parcel of land. Nearly the exact same
parcel across Lewis Rd. has only 20 townhomes, a retention area and a pond. Why are you trying to
CRAM more than double the number of units on the same size piece of land?? Have you even thought of
the impact on traffic and flooding? And why were they designed so that everyone enters Sterling Manor
looking at the back of the units? Why can't the front face the street? Having the fronts of the units face
the street says 'You're part of this community.' The way they have been shown with the backs to Lewis
Rd. says ' You live here, but are not part of the neighborhood.'  
Let's do this the right way! Cut the number of units in the half, change the direction the units are facing
and let's make inclusionary housing part of EVERY new development in Geneva.
Thank you,
Stephanie

210 Cedar Ave. | St. Charles, IL 60174 | Tel: (630) 544-7826

January 13, 2021
Ms. Stephanie Stewart
2923 Caldwell Lane
Geneva, IL 60134
RE: Campana Redevelopment Market Analysis
Dear Stephanie,
Per your request, I am forwarding to you an analysis that my firm, Housing Trends, LLC,
completed in October 2017 regarding the redevelopment of the Campana Property in
Batavia, IL.
Housing Trends, LLC was hired by a group of concerned residents in the area surrounding
the Campana building. Their concern was that the affordable apartments proposed by
Evergreen Development Co. would have a negative impact on the values of the homes in
the surrounding neighborhoods.
In order to achieve our conclusions, we researched other municipalities that have had
similar affordable rental communities developed adjacent to similar neighborhoods. The
results of our analysis was that neighborhoods immediately adjacent to newly developed
affordable communities had lower appreciation rates to other communities in the
municipality. This doesn’t mean that the homes lost value, it means that they did not
increase in value as much as they might otherwise have if the affordable rental community
was not developed.
While the Campana study was very specific to its site in Batavia and was completed over
three years ago, the general concept should translate to other sites in the region, including
Sterling Manor in Geneva.
Very truly yours,
Housing Trends, LLC

Lance A. Ramella
President

Campana Redevelopment Market Analysis
Batavia, Kane County, Illinois
October 2017

www.housingtrendsllc.com

25 N. River Lane | Geneva, Illinois 60145 | (630) 544-7826
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Background, Objective and Key Assumptions
Background

Housing Trends, LLC was retained by and independent group of local citizens to evaluate the potential property value
impact of a redevelopment of the Campana Factory to affordable family apartment units. The Campana Factory is
located at the northwest corner of E. Fabian Parkway and State Highway 31 in the City of Batavia. A development
company known as Evergreen Real Estate Group is proposing to redevelop the property into approximately 64
affordable rental units and 16 market rate rental units.

Objective

The objective of this assignment was to analyze similar affordable family rental communities in Chicago area suburbs
with similar demographics to Batavia in order to evaluate whether the proximity to an affordable rental community had
a negative or positive impact on property values and determine the potential impact and the distance from the rental
community that the impact was realized.

Methodology

In order to meet the objective of this assignment, we reviewed same unit sales over a period of time within a close
proximity to the affordable rental communities. In order for a property to be eligible for this analysis it had to have
been sold at least twice in the past 15 years, with the most recent sale within the past two years. We measured the
distance from the affordable rental community by the shortest route using public streets, not a direct line. We also
purged sales that we clearly “flips” or “tear downs” as these types of transactions distort the actual price appreciation
of that particular unit.
It is important to note that many factors contribute to home price appreciation including, location, surrounding uses,
building condition, motivation of seller, time on market, regional economic conditions, local economic conditions, etc.
The purpose of this analysis was to establish “general” price appreciation/depreciation values within common
geographic areas and to identify trends in the local markets that we analyzed. Appreciation values in different
neighborhoods can vary greatly.

Contact Information

For questions and/or comments regarding this report, please contact:
Lance Ramella, President
Housing Trends, LLC
25 N. River Lane
Geneva, IL 60134
lramella@housingtrendsllc.com
630.544.7826

www.housingtrendsllc.com

4

Executive Summary
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Executive Summary – Community Demographic Comparison
In order to maintain integrity with the price appreciation analysis, we attempted to find affordable family rental communities in
municipalities with similar demographics. We avoided communities in urban, infill locations and kept our analysis to the western
and northwestern suburbs. Below is a demographic comparison of the suburbs that are included in this analysis.

Batavia

Lake Zurich

Woodridge

Naperville

Mundelein

26,105

19,923

33,321

145,058

31,624

Median Household Income

$92,684

$108,669

$77,182

$109,468

$76,750

Median Property Value

$274,700

$319,300

$248,400

$379,000

$218,300

2.4%

1.1%

4.6%

2.3%

4.9%

Population

Median Annual Appreciation - Past 12 Months

Source: Zillow, ESRI, Housing Trends, LLC
www.housingtrendsllc.com
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Executive Summary – Key Observations and Conclusions
• Based on the data presented in this analysis, there appears to be direct correlation between the proximity to an affordable rental
community and the annual price appreciation realized in nearby neighborhoods. The impact of the annual price appreciation depends
on several factors, which include: 1) distance from the affordable rental community, 2) buffers from the rental community to the
adjacent neighborhoods (major roadways, open space, commercial uses, etc.), 3) type of access to the rental community (direct
access from a neighborhood versus exiting a neighborhood to a major roadway and then accessing the affordable community and 4)
age and upkeep of the rental community.

Median Appreciation - City
Median Appreciation - 0.5 Miles from
Affordable Apartment Community
Median Appreciation - 0.5 to 1.0 Miles from
Affordable Apartment Community

Liberty Lake Apartments
Lake Zurich

Hawthorn Ridge
Woodridge

Ogden Manor
Naperville

Fairhaven Crossing
Mundelein

1.1%

4.6%

2.3%

4.9%

0.6%

-0.2%

1.4%

1.2%

2.1%

1.8%

1.2%

1.2%

• In all study cases, the median annual appreciation within 0.5 miles of the affordable rental community was less than the average
annual appreciation of the municipality in which it is located. In all but one case (Liberty Lake), the average annual appreciation within
1.0 miles was less than the municipalities median annual appreciation.
• The median annual appreciation tends to return to the average municipal appreciation approximately 1.0 mile and greater from the
affordable rental community.
• The median annual appreciation has been approximately 2.4% in Batavia over the past 12 months. In our opinion, the neighborhoods
located within 0.5 miles of the Campana Affordable Apartments in Batavia will have a median annual appreciation of roughly half of the
citywide annual appreciation, while neighborhoods located between 0.5 and 1.0 miles from the Campana apartments will be less
impacted, but will have slightly lower annual appreciation than the overall City of Batavia appreciation.

www.housingtrendsllc.com
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Executive Summary – Hypothetical Batavia Price Appreciation
• The current median home price in Batavia is $274,7000. Based on the research in this study, median resale home prices within 0.5
miles of the proposed affordable rental community at the Campana site will appreciate by approximately 50% of the citywide median
priced appreciation, or 1.2% and median prices from 0.5 to 1.0 miles of the Subject will appreciate by approximately 75% of the
citywide median price or 1.8%. Based on these assumptions, median home values outside of the 1.0 mile radius of the Subject will
appreciate by $63,362 while homes within 0.5 miles of the Subject will appreciate by $31,132 and homes 0.5 to 1.0 miles from the
Subject will appreciate by $47,844.

Batavia Annual Median Price Appreciation
Overall City of Batavia Median Appreciation (2.4%)
Less Than 0.5 Mile from Subject (1.2%)
.05 to 1.0 Miles from Subject (1.8%)

www.housingtrendsllc.com

Year 1
$
$
$

274,700
274,700
274,700

Year 2
$
$
$

281,293
277,996
279,645

Year 3
$
$
$

288,044
281,332
284,678

Year 4
$
$
$

294,957
284,708
289,802

Year 5
$
$
$

302,036
288,125
295,019

Year 6
$
$
$

309,285
291,582
300,329

Year 7
$
$
$

316,708
295,081
305,735

Year 8
$
$
$

324,309
298,622
311,238

Year 9
$
$
$

332,092
302,206
316,841

Year 10
$
$
$

340,062
305,832
322,544
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Location Analysis – Campana Property – Radius Map

1.0 Mile Radius

0.5 Mile Radius

Campana Property

Source: Google Earth Pro, Housing Trends, LLC
www.housingtrendsllc.com

Site Specific Analysis

Liberty Lake Apartments – Lake Zurich, IL

www.housingtrendsllc.com
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Site Specific Analysis – Liberty Lake Apartments
Project Name:
Address:
Year Built:
Total Units:

Source: Google, Housing Trends, LLC
www.housingtrendsllc.com

Liberty Lake Apartments
201 S. Buesching Rd., Lake Zurich, IL
1975
70

11

Location Analysis – Appreciation Less than 0.5 Miles
The median annual price appreciation for units located within ½ mile of Liberty Lake Apartments is 0.6% while the average annual
appreciation is 1.3%.
Address
486 Carolian Dr
487 Carolian Dr.
155 Ramblewood Ln
502 Carolian Dr
495 Andrew Ln.
545 Ginger Trail
25 Ramblewood Lane
525 Andrew Ln.
535 Andrew Ln.
535 Burr Oak Dr
510 Ramblewood Ct
585 Surryse Rd
195 Red Bridge Rd.
200 Red Bridge Rd.
325 Red Bridge Rd.
710 Burr Oak Dr
705 Burr Oak Dr.
216 Cherokee Rd.
660 White Birch Lane
613 S. Country Ridge Ct.
342 Meadow Lane
275 Meadow Lane

Distance from
Affordable Housing

Date
Price
0.1
1/15/2008
$
437,500
0.1
10/23/2002 $
432,000
0.2
7/13/2011
$
144,900
0.2
7/30/2000
$
353,000
0.2
8/12/2003
$
240,000
0.2
8/27/2003
$
235,000
0.2
10/23/2002 $
211,000
0.3
9/10/2003
$
225,000
0.3
6/11/2004
$
220,000
0.3
8/23/2012
$
300,000
0.3
3/8/2007
$
262,200
0.4
6/13/2007
$
270,000
0.5
7/13/1999
$
119,000
0.5
5/10/2004
$
292,500
0.5
4/20/2006
$
269,500
0.5
1/30/2007
$
260,000
0.5
10/4/2002
$
248,500
0.5
8/21/2013
$
219,000
0.5
3/20/2009
$
205,000
0.5
5/3/2010
$
360,000
0.5
1/21/2003
$
213,500
0.5
9/30/2013
$
449,900
MEDIAN ANNUAL APPRECIATION:
AVERAGE ANNUAL APPRECIATION:

Source: Lake County Assessors Office, Housing Trends, LLC
www.housingtrendsllc.com

Sale 1

Sale 2
Date
7/15/2015
2/19/2016
4/11/2016
4/7/2016
4/22/2016
4/1/2016
7/29/2016
12/1/2015
6/27/2017
4/13/2017
2/2/2016
11/17/2016
10/18/2016
5/10/2017
8/3/2017
12/28/2015
7/28/2016
11/1/2016
12/11/2015
10/14/2016
12/22/2016
10/30/2015

$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$

Price
425,000
470,000
252,000
485,000
290,000
261,000
230,000
245,000
185,000
330,000
270,000
241,500
292,000
292,000
289,000
230,000
267,500
250,000
269,000
390,000
212,000
408,000

Annual
Appreciation
-0.4%
0.6%
12.3%
2.0%
1.5%
0.8%
0.6%
0.7%
-1.3%
2.1%
0.3%
-1.2%
5.4%
0.0%
0.6%
-1.4%
0.5%
4.2%
4.1%
1.2%
-0.1%
-4.5%
0.6%
1.3%
12

Location Analysis – Appreciation than 0.6 to 1.0 Miles
The median annual price appreciation for units located within 1.0 miles of Liberty Lake Apartments is 2.1% while the average
annual appreciation is 3.7%.

Address
777 Surryse Rd.
777 White Birch Lane
786 White Birch Lane
760 White Birch Lane
572 Turtle Pond Ct.
579 Turtle Pond Ct.
589 Turtle Pond Ct.
420 Tall Grass Cir
300 Meadow Lane
873 Surryse Rd.
966 Heartwood Ln
246 Pebblecreek Dr.
230 Ridgewood Ct
355 Pebblecreek Dr.
430 Hobble Bush Dr
995 Pembridge Rd
595 Timberwood Dr.
215 Hidden Creek Rd.

Distance from
Affordable Housing

Sale 1

Date
Price
0.6
8/13/2001
$
235,000
0.6
6/26/2003
$
230,000
0.6
4/26/2006
$
351,000
0.6
8/15/2001
$
191,000
0.6
8/8/2013
$
359,900
0.6
7/23/2004
$
366,000
0.6
10/29/2001 $
269,000
0.6
8/13/2013
$
389,500
0.6
9/17/2010
$
205,500
0.7
9/20/2006
$
344,000
0.9
3/5/2014
$
155,000
1.0
8/1/2014
$
266,750
1.0
4/13/2009
$
205,000
1.0
8/23/2013
$
206,000
1.0
9/11/2012
$
240,000
1.0
9/23/1999
$
247,000
1.0
4/25/2003
$
227,000
1.0
11/18/2009 $
424,000
MEDIAN ANNUAL APPRECIATION:
AVERAGE ANNUAL APPRECIATION:

Sale 2
Date
4/24/2017
9/21/2017
4/22/2016
8/10/2016
5/1/2017
7/29/2016
6/27/2016
5/16/2017
6/22/2016
7/17/2017
10/30/2015
2/14/2017
9/22/2017
7/7/2016
10/13/2016
7/11/2016
6/22/2017
5/16/2016

$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$

Price
345,000
295,000
285,000
245,500
392,000
447,000
380,000
409,900
215,000
337,000
245,000
294,500
265,000
250,000
293,000
314,000
359,000
415,000

Annual
Appreciation
2.5%
1.9%
-2.1%
1.7%
2.3%
1.7%
2.4%
1.4%
0.8%
-0.2%
31.0%
4.0%
3.4%
6.9%
5.0%
1.4%
3.3%
-0.3%
2.1%
3.7%

Source: Lake County Assessors Office, Housing Trends, LLC

www.housingtrendsllc.com
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Location Analysis – Liberty Lake – Sales Proximity Map
Generally speaking, the median annual price appreciation increases the further you move away from Liberty Lake Apartments.

Liberty Lake Apartments

Less than 0.0% Annual Appreciation
0.1% to 0.9% Annual Appreciation
1.0% to 1.9% Annual Appreciation
Greater than 2.0% Annual Appreciation

Source: Lake County Assessors Office, Housing Trends, LLC
www.housingtrendsllc.com

Location Analysis – Liberty Lake – Radius Map

1.0 Mile Radius

0.5 Mile Radius

Liberty Lake Apartments

Source: Google Earth Pro, Housing Trends, LLC
www.housingtrendsllc.com

Site Specific Analysis

Hawthorn Ridge Apartments – Woodridge, IL

www.housingtrendsllc.com
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Site Specific Analysis – Hawthorn Ridge Apartments
Project Name:
Address:
Year Built:
Total Units:

Source: Google, Housing Trends, LLC
www.housingtrendsllc.com

Hawthorn Ridge
3211 Fox St., Woodridge, Il
1976
176

17

Location Analysis – Appreciation Less than 0.7 Miles
Due to the limited number of sold units within the immediate vicinity of Hawthorn Ridge, we expanded the study area to 0.7 miles.
The median annual price appreciation for units located within 0.7 miles of Hawthorn Ridge Apartments is -0.2% while the average
annual appreciation is 0.4%.

Address
3260 Foxridge Ct.
3216 Foxridge Ct
3185 Foxridge Ct
3202 Everglade Ave
8012 Everglade Ave
3137 Everglade Ave
3125 Everglade Ave
3007 75th St
3013 75th St

Distance from
Affordable Housing

Sale 1

Date
Price
0.1
6/29/2005
$
310,000
0.3
9/25/2002
$
240,000
0.3
4/17/2015
$
234,000
0.4
9/9/2003
$
191,500
0.5
8/26/2003
$
216,500
0.6
6/29/2015
$
239,500
0.7
11/13/2007 $
270,000
0.7
6/7/2006
$
230,000
0.7
6/30/2004
$
210,000
MEDIAN ANNUAL APPRECIATION
AVERAGE ANNUAL APPRECIATION:

Sale 2
Date
1/12/2016
4/26/2016
8/25/2017
4/28/2017
3/31/2016
5/12/2017
8/1/2017
3/30/2017
4/1/2016

$
$
$
$
$
$
$
$
$

Price
245,000
235,000
250,000
215,000
203,000
259,900
210,000
230,000
190,000

Annual
Appreciation
-2.2%
-0.2%
2.7%
0.9%
-0.5%
5.6%
-2.2%
0.0%
-0.8%
-0.2%
0.4%

Source: DuPage County Assessors Office, Housing Trends, LLC

www.housingtrendsllc.com
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Location Analysis – Appreciation than 0.8 to 1.2 Miles
The median annual price appreciation for units located within 1.2 miles of Hawthorn Ridge Apartments is 1.8% while the average
annual appreciation is 2.3%.

Address
455 Boundary Hill Rd
7821 Westview Lane
3051 Everglade Ave
7524 Westview Lane
7624 Westview Lane
8100 Carolwood Lane
3019 Jonquil Lane
551 Boundary Hill Rd
7625 Woodridge Dr
3118 Edgewood Pkwy
3026 Edgewood Pkwy
2905 Edgewood Pkwy
8001 Edgewood Ct.
8036 Norwood Ct.
8105 Eastwood Lane
2 Peterson Ct
8035 Leawood Ln
3112 Andrea Ct

Distance from
Affordable Housing

Sale 1

Date
Price
0.8
3/17/2014
$
287,500
0.8
4/25/2011
$
142,500
0.8
7/9/2014
$
198,000
0.8
7/7/2003
$
199,000
0.9
6/27/2014
$
235,000
1.0
1/30/2006
$
281,000
1.0
7/12/2013
$
186,000
1.1
10/5/2004
$
405,000
1.1
10/16/2006 $
223,000
1.1
3/26/2013
$
212,000
1.1
7/29/2009
$
195,000
1.1
8/18/2010
$
150,000
1.1
10/2/2013
$
233,000
1.1
3/14/2014
$
230,000
1.1
9/4/2003
$
213,000
1.2
1/24/2013
$
425,000
1.2
6/23/2004
$
240,000
1.2
9/1/2004
$
275,000
MEDIAN ANNUAL APPRECIATION:
AVERAGE ANNUAL APPRECIATION:

Sale 2
Date
10/14/2016
4/20/2016
11/1/2016
3/28/2017
5/27/2016
5/27/2016
4/29/2016
3/7/2017
3/9/2016
5/19/2017
6/29/2016
1/15/2016
4/4/2016
1/14/2017
6/15/2016
1/4/2016
10/30/2015
6/28/2016

$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$

Price
359,000
140,000
225,000
217,000
259,000
214,900
210,150
445,000
217,000
242,000
262,500
230,000
260,000
245,000
259,013
417,000
212,000
283,000

Annual
Appreciation
8.9%
-0.4%
5.6%
0.6%
5.1%
-2.6%
4.4%
0.8%
-0.2%
3.1%
4.4%
8.2%
4.4%
1.9%
1.6%
-0.6%
-4.5%
0.2%
1.8%
2.3%

Source: DuPage County Assessors Office, Housing Trends, LLC

www.housingtrendsllc.com
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Location Analysis – Hawthorn Ridge – Sales Proximity Map
Hawthorn Ridge is buffered relatively well as one must leave the community completely onto Hwy 53 in order to enter any of the
nearby neighborhoods. This condition generally lessens the impact to the surrounding property values.

Hawthorne Ridge Apartments

Less than 0.0% Annual Appreciation
0.1% to 0.9% Annual Appreciation
1.0% to 1.9% Annual Appreciation
Greater than 2.0% Annual Appreciation

www.housingtrendsllc.com

Source: Lake County Assessors Office, Housing Trends, LLC

Location Analysis – Hawthorn Ridge – Radius Map

1.2 Mile Radius

0.7 Mile Radius

Hawthorn Ridge Apartments

Source: Google Earth Pro, Housing Trends, LLC
www.housingtrendsllc.com

Site Specific Analysis

Ogden Manor – Naperville, IL

www.housingtrendsllc.com
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Site Specific Analysis – Ogden Manor
Project Name:
Address:
Year Built:
Total Units:

Source: Google, Housing Trends, LLC
www.housingtrendsllc.com

Ogden Manor
395 W. Ogden Ave., Naperville
1970
108
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Location Analysis – Appreciation Less than 0.5 Miles
The median annual price appreciation for units located within ½ mile of Ogden Apartments is 1.4% while the average annual
appreciation is 1.8%.
Address
851 N. Eagle St.
1020 N. Mill St., #7
1004 N. Mill St, #304
1004 N. Mill St, #107
1056 N. Mill St, 302
1052 N. Mill St., 208
1052 N. Mill St., 206
1052 N. Mill St., 309
827 N. Eagle St.
840 N. Eagle St.
1044 N. Mill St, #19
1026 N. Webster St.
1002 N. Main St.
459 Laura Ct.
824 N. Webster St.
1101 N. Webster St.
1122 N. Webster St.
1011 N. Main St.
1106 N. Main St.
1112 N. Main St.
960 West Ct., Apt C
971 West Ct., Apt C
1041 N. West St.
375 Pearson Circle
377 Pearson Circle
622 Morningside Dr.
609 N. Eagle St.
615 N. Eagle St.
629 N. Eagle St.
644 N. Webster St.
525 N. Eagle St.
230 W 13th Ave.
1231 N. Webster St.
1336 N. Eagle St.
636 Dana Ct., Apt D
629 Dana Ct., Apt B
401 Kensington Ct.
335 Pearson Circle
349 Pearson Circle
359 Pearson Circle
605 N. Webster St.
516 N. Webster St.
510 N. Eagle St.
823 N. Center St.
804 N. Center St.

www.housingtrendsllc.com

Sale 1
Distance from
Date
Price
Affordable Housing
0.1
6/23/2011
$
243,000
0.2
3/14/2013
$
110,000
0.2
11/26/2007 $
137,500
0.2
7/7/2009
$
107,500
0.2
12/29/2008 $
105,000
0.2
3/25/2014
$
63,500
0.2
8/29/2008
$
157,000
0.2
6/12/2008
$
120,000
0.2
3/21/2013
$
722,500
0.2
11/14/2014 $
353,500
0.3
3/28/2016
$
155,000
0.3
1/23/2009
$
615,000
0.3
8/30/2010
$
150,000
0.3
9/25/2009
$
207,500
0.3
2/15/2013
$
830,000
0.4
6/10/2015
$
339,000
0.4
8/22/2011
$
210,000
0.4
1/6/2005
$
255,000
0.4
6/24/2015
$
192,500
0.4
7/22/2013
$
760,000
0.4
3/11/2013
$
95,000
0.4
10/26/2005 $
189,000
0.4
5/5/2011
$
335,000
0.4
10/26/2016 $
234,000
0.4
9/26/2008
$
250,000
0.4
5/31/2006
$
305,000
0.4
9/30/2014
$
969,500
0.4
12/12/2007 $
358,000
0.4
6/19/2014
$
300,000
0.4
1/29/2010
$
830,000
0.4
6/20/2011
$
272,500
0.5
12/4/2003
$
210,000
0.5
2/16/2006
$
795,000
0.5
10/23/2008 $
172,000
0.5
12/17/2009 $
182,000
0.5
8/1/2007
$
219,500
0.5
5/13/2003
$
150,000
0.5
5/28/2010
$
239,500
0.5
2/23/2004
$
285,000
0.5
5/5/2008
$
311,000
0.5
7/19/2012
$
755,000
0.5
9/27/2006
$
393,000
0.5
11/13/2006 $ 1,009,500
0.5
10/30/2014 $
690,000
0.5
1/8/2004
$
320,000
MEDIAN ANNUAL APPRECIATION:
AVERAGE ANNUAL APPRECIATION:

Source: DuPage County Assessors Office, Housing Trends, LLC

Sale 2
Date
Price
4/18/2017
$
283,000
10/17/2016 $
145,000
8/8/2017
$
118,500
7/24/2017
$
102,000
3/9/2017
$
73,000
3/23/2017
$
87,000
4/5/2017
$
112,500
5/26/2017
$
96,000
9/26/2016
$
875,000
1/23/2017
$
275,000
3/24/2017
$
169,000
7/18/2016
$
685,000
8/19/2016
$
200,000
4/21/2016
$
234,000
12/16/2015 $
880,000
9/11/2017
$
370,000
6/21/2016
$
225,000
7/27/2016
$
345,000
12/15/2016 $
200,000
8/9/2017
$
750,000
5/2/2016
$
139,500
10/19/2015 $
146,000
9/28/2017
$
431,001
3/31/2017
$
395,000
12/12/2016 $
243,000
5/30/2017
$
315,000
6/23/2017
$
980,000
10/19/2015 $
350,000
11/7/2016
$
320,000
7/6/2017
$
810,000
10/30/2015 $
380,000
8/8/2016
$
200,000
9/23/2016
$
650,000
6/14/2016
$
245,000
5/25/2016
$
175,000
12/8/2016
$
170,000
8/25/2016
$
151,000
10/2/2015
$
295,000
10/21/2016 $
297,500
4/26/2016
$
295,000
4/28/2017
$
845,000
12/29/2015 $
350,000
6/30/2017
$ 1,030,000
8/9/2016
$
715,000
4/1/2016
$
325,000

Annual
Appreciation
2.7%
7.9%
-1.5%
-0.7%
-4.3%
11.0%
-3.8%
-2.4%
5.5%
2.7%
9.3%
1.5%
4.7%
1.8%
2.1%
4.1%
1.4%
2.7%
2.6%
-0.3%
12.7%
-2.6%
4.6%
4.5%
-0.3%
0.3%
0.4%
-0.3%
2.7%
-0.3%
7.9%
-0.4%
-1.9%
4.7%
-0.6%
-2.7%
0.1%
3.9%
0.3%
-0.7%
2.4%
-1.2%
0.2%
2.0%
0.1%
1.4%
1.8%
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Location Analysis – Appreciation than 0.6 to 1.0 Miles
The median annual price appreciation for units located within 0.6 to 1.0 miles of Ogden Manor is 1.2% while the average annual
appreciation is also 1.2%.
Address
1225 N. Washington St.
1322 N. Webster St.
430 Kensington Ct.
426 Kensington Ct.
420 Kensington Ct.
411 Kensington Ct.
624 N. Center St.
732 N. Ellsworth St
1217 Suffolk St.
1216 Suffolk St.
1120 Birkdale Ct.
1329 N. West St.
509 N. Center St.
611 N. Ellsworth St.
109 E. 14th Ave.
1108 Royal St. George Dr
916 Royal St. George Dr.
1008 Royal St. George Dr.
529 N. Brainard St.
430 E. 8th Ave.
113 E. Tanglewood Lane
1312 Royal St. George Dr.
650 N. Loomis St.
745 West Bauer Rd.
737 Bauer Rd.
1441 Royal St. George Dr.
1512 Hammer Creek Ct
620 Conestoga Rd.
1508 Apache Dr.
145 Webster St.
829 N. Sleight St.
809 N. Sleight St.

Sale 1
Distance from
Affordable Housing
Date
Price
0.6
4/17/2014
$
230,000
0.6
6/24/2015
$
298,000
0.6
11/28/2005 $
163,000
0.6
10/22/2013 $
122,000
0.6
1/29/2010
$
192,000
0.6
5/21/2008
$
165,000
0.6
8/16/2013
$
900,000
0.6
8/22/2003
$
315,000
0.7
10/17/2005 $
315,000
0.7
8/9/2014
$
345,000
0.7
4/27/2012
$
397,500
0.7
3/27/2013
$
930,000
0.7
9/22/2004
$
465,000
0.8
10/12/2006 $
385,000
0.9
8/24/2004
$
374,000
0.9
6/3/2003
$
359,500
0.9
4/29/2008
$
350,000
0.9
6/18/2008
$
328,000
0.9
7/16/2003
$
380,000
0.9
8/8/2007
$
432,000
1.0
1/20/2004
$
363,000
1.0
6/25/2007
$ 1,309,000
1.0
1/10/2005
$
982,500
1.0
1/10/2003
$
406,000
1.0
8/9/2011
$
445,000
0.8
10/26/2012 $
337,500
1.0
10/13/2004 $
637,500
1.0
12/17/2003 $
492,000
0.9
8/26/2008
$
445,000
1.0
7/8/2013
$
320,000
1.0
6/6/2012
$
235,000
1.0
1/24/2003
$
277,000
MEDIAN ANNUAL APPRECIATION:
AVERAGE ANNUAL APPRECIATION:

Source: DuPage County Assessors Office, Housing Trends, LLC
www.housingtrendsllc.com

Sale 2
Date
Price
4/12/2016
$
270,000
7/27/2017
$
325,000
7/28/2017
$
144,500
6/29/2016
$
145,000
1/28/2016
$
145,000
12/3/2015
$
92,667
2/28/2017
$
850,000
9/22/2016
$
381,600
7/5/2017
$
321,900
5/26/2017
$
422,000
7/28/2016
$
428,000
11/20/2015 $
978,000
10/29/2015 $
450,000
5/10/2016
$
360,500
9/22/2016
$
500,000
9/15/2016
$
410,000
4/3/2017
$
365,000
7/14/2017
$
305,500
5/18/2017
$
550,000
5/9/2017
$
430,000
4/12/2017
$
435,000
3/31/2017
$
920,000
5/25/2016
$ 1,075,000
7/1/2016
$
635,000
10/20/2015 $
590,000
5/25/2017
$
435,000
6/20/2016
$
705,000
9/29/2017
$
599,000
5/25/2017
$
405,000
8/11/2017
$
352,000
7/8/2016
$
275,000
8/8/2017
$
280,000

Annual
Appreciation
8.2%
4.3%
-1.0%
6.6%
-4.6%
-7.4%
-1.6%
1.5%
0.2%
7.3%
1.7%
1.9%
-0.2%
-0.7%
2.4%
1.0%
0.5%
-0.8%
2.7%
0.0%
1.4%
-3.5%
0.8%
3.4%
6.7%
5.7%
0.9%
1.6%
-1.1%
2.3%
3.9%
0.1%
1.2%
1.2%
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Location Analysis – Ogden Manor – Sales Proximity Map

Ogden Manor

Less than 0.0% Annual Appreciation
0.1% to 0.9% Annual Appreciation
1.0% to 1.9% Annual Appreciation
Greater than 2.0% Annual Appreciation

Source: Lake County Assessors Office, Housing Trends, LLC
www.housingtrendsllc.com

Location Analysis – Ogden Manor – Radius Map

1.0 Mile Radius

0.5 Mile Radius

Ogden Manor

Source: Google Earth Pro, Housing Trends, LLC
www.housingtrendsllc.com

Site Specific Analysis

Fairhaven Crossing – Mundelein, IL

www.housingtrendsllc.com
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Site Specific Analysis – Fairhaven Crossing
Project Name:
Address:
Year Built:
Total Units:

Source: Google, Housing Trends, LLC
www.housingtrendsllc.com

Fairhaven Crossing
407 E. Hawley St., Mundelein
2016
40
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Location Analysis – Appreciation Less than 0.5 Miles
The median annual price appreciation for units located within ½ mile of Fairhaven Crossing is 1.2% while the average annual
appreciation is 1.4%.

Address
261 Rouse Ave
315 N. Prospect Ave.
277 N. Shaddle Ave.
527 Arbour Ct.
36 W. Park St.
214 N. Shaddle Ave.
275 Dalton Ave.
31 Wellington Ave.

Sale 1
Distance from
Affordable Housing
Date
Price
0.3
11/7/2014
$
170,000
0.3
6/11/2012
$
117,000
0.4
3/21/2006
$
235,000
0.4
6/10/2011
$
207,500
0.4
12/16/2013 $
311,000
0.5
11/3/2009
$
139,000
0.5
8/19/2007
$
215,000
0.5
5/7/2015
$
375,000
MEDIAN ANNUAL APPRECIATION:
AVERAGE ANNUAL APPRECIATION:

Sale 2
Date
Price
5/19/2017
$
189,900
1/3/2017
$
152,000
6/7/2017
$
210,000
3/17/2017
$
244,000
4/6/2017
$
300,000
8/30/2017
$
197,500
6/9/2017
$
206,000
2/10/2017
$
347,500

Annual
Appreciation
4.4%
5.8%
-1.0%
2.8%
-1.1%
4.6%
-0.4%
-4.2%
1.2%
1.4%

Source: Lake County Assessors Office, Housing Trends, LLC

www.housingtrendsllc.com
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Location Analysis – Appreciation than 0.6 to 1.0 Miles
The median annual price appreciation for units located within 0.6 to 1.0 miles of Fairhaven Crossing is 1.2% while the average
annual appreciation is also 1.2%.
Address
1225 N. Washington St.
1322 N. Webster St.
430 Kensington Ct.
426 Kensington Ct.
420 Kensington Ct.
411 Kensington Ct.
624 N. Center St.
732 N. Ellsworth St
1217 Suffolk St.
1216 Suffolk St.
1120 Birkdale Ct.
1329 N. West St.
509 N. Center St.
611 N. Ellsworth St.
109 E. 14th Ave.
1108 Royal St. George Dr
916 Royal St. George Dr.
1008 Royal St. George Dr.
529 N. Brainard St.
430 E. 8th Ave.
113 E. Tanglewood Lane
1312 Royal St. George Dr.
650 N. Loomis St.
745 West Bauer Rd.
737 Bauer Rd.
1441 Royal St. George Dr.
1512 Hammer Creek Ct
620 Conestoga Rd.
1508 Apache Dr.
145 Webster St.
829 N. Sleight St.
809 N. Sleight St.

Sale 1
Distance from
Affordable Housing
Date
Price
0.6
4/17/2014
$
230,000
0.6
6/24/2015
$
298,000
0.6
11/28/2005 $
163,000
0.6
10/22/2013 $
122,000
0.6
1/29/2010
$
192,000
0.6
5/21/2008
$
165,000
0.6
8/16/2013
$
900,000
0.6
8/22/2003
$
315,000
0.7
10/17/2005 $
315,000
0.7
8/9/2014
$
345,000
0.7
4/27/2012
$
397,500
0.7
3/27/2013
$
930,000
0.7
9/22/2004
$
465,000
0.8
10/12/2006 $
385,000
0.9
8/24/2004
$
374,000
0.9
6/3/2003
$
359,500
0.9
4/29/2008
$
350,000
0.9
6/18/2008
$
328,000
0.9
7/16/2003
$
380,000
0.9
8/8/2007
$
432,000
1.0
1/20/2004
$
363,000
1.0
6/25/2007
$ 1,309,000
1.0
1/10/2005
$
982,500
1.0
1/10/2003
$
406,000
1.0
8/9/2011
$
445,000
0.8
10/26/2012 $
337,500
1.0
10/13/2004 $
637,500
1.0
12/17/2003 $
492,000
0.9
8/26/2008
$
445,000
1.0
7/8/2013
$
320,000
1.0
6/6/2012
$
235,000
1.0
1/24/2003
$
277,000
MEDIAN ANNUAL APPRECIATION:
AVERAGE ANNUAL APPRECIATION:

Source: Lake County Assessors Office, Housing Trends, LLC
www.housingtrendsllc.com

Sale 2
Date
Price
4/12/2016
$
270,000
7/27/2017
$
325,000
7/28/2017
$
144,500
6/29/2016
$
145,000
1/28/2016
$
145,000
12/3/2015
$
92,667
2/28/2017
$
850,000
9/22/2016
$
381,600
7/5/2017
$
321,900
5/26/2017
$
422,000
7/28/2016
$
428,000
11/20/2015 $
978,000
10/29/2015 $
450,000
5/10/2016
$
360,500
9/22/2016
$
500,000
9/15/2016
$
410,000
4/3/2017
$
365,000
7/14/2017
$
305,500
5/18/2017
$
550,000
5/9/2017
$
430,000
4/12/2017
$
435,000
3/31/2017
$
920,000
5/25/2016
$ 1,075,000
7/1/2016
$
635,000
10/20/2015 $
590,000
5/25/2017
$
435,000
6/20/2016
$
705,000
9/29/2017
$
599,000
5/25/2017
$
405,000
8/11/2017
$
352,000
7/8/2016
$
275,000
8/8/2017
$
280,000

Annual
Appreciation
8.2%
4.3%
-1.0%
6.6%
-4.6%
-7.4%
-1.6%
1.5%
0.2%
7.3%
1.7%
1.9%
-0.2%
-0.7%
2.4%
1.0%
0.5%
-0.8%
2.7%
0.0%
1.4%
-3.5%
0.8%
3.4%
6.7%
5.7%
0.9%
1.6%
-1.1%
2.3%
3.9%
0.1%
1.2%
1.2%
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Location Analysis – Fairhaven Crossing – Sales Proximity Map
Fairhaven Crossing is a new compex (completed in 2017) that is relatively attractive and surrounded by commercial uses.
Although it is too soon to gauge the overall impact on the nearby residential property values, this type of condition is less likely to
have a negative impact on nearby residential property values.
Less than 0.0% Annual Appreciation
0.1% to 0.9% Annual Appreciation
1.0% to 1.9% Annual Appreciation
Greater than 2.0% Annual Appreciation

Fairhaven Crossing

Source: Lake County Assessors Office, Housing Trends, LLC
www.housingtrendsllc.com

Location Analysis – Fairhaven Crossing – Radius Map

1.0 Mile Radius

0.5 Mile Radius

Fairhaven Crossing

Source: Google Earth Pro, Housing Trends, LLC
www.housingtrendsllc.com
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Limiting Conditions
The conclusions and recommendations presented in this report are based on our analysis of the information available to us from our own
research and from the client as of the date of this report. We assume that the information is correct and reliable and that we have been
informed about any issues that would affect project marketability or success potential.
Our conclusions and recommendations are based on current and expected performance of the national, and/or local economy and real estate
market. Given that economic conditions can change and real estate markets are cyclical, it is critical to monitor the economy and real estate
market continuously and to revisit key project assumptions periodically to ensure that they are still justified.
The future is difficult to predict, particularly given that the economy and housing markets can be cyclical, as well as subject to changing
consumer and market psychology. There will usually be differences between projected and actual results because events and circumstances
frequently do not occur as expected, and the differences may be material. We do not express any form of assurance on the achievability of
any pricing or absorption estimates or reasonableness of the underlying assumptions.
In general, for projects out in the future, we are assuming “normal” real estate market conditions and not a condition of either prolonged
“boom” or “bust” market conditions. We do assume that economic, employment, and household growth will occur more or less in accordance
with current expectations. We are not taking into account major shifts in the level of consumer confidence; in the ability of developers to
secure needed project entitlements; in the cost of development or construction; in tax laws that favor or disfavor real estate markets; or in the
availability and/or cost of capital and mortgage financing for real estate developers, owners and buyers. Should there be such major shifts
affecting real estate markets, this analysis should be updated, with the conclusions and recommendations summarized herein reviewed and
reevaluated under a potential range of build-out scenarios reflecting changed market conditions.
We have no responsibility to update our analysis for events and circumstances occurring after the date of our report.
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From:
To:
Subject:
Date:

Meg Campbell
Public Comment
Emma"s Landing Development
Thursday, January 14, 2021 4:29:05 PM

To: Planning and Zoning Commission  
Re: Public Hearing on Emma's Landing; January 14, 2021

I am writing to you today to voice my support for the approval of the Emma’s
Landing Development. It appears the established parameters for the site’s potential
development will be met. In addition to meeting City requirements, this proposal will be a
step in the right direction for providing diverse, inclusionary housing for Geneva.  
Thank you for your consideration,
Meg Campbell
(Residents of Geneva since 1986)
Ward 5

From:
To:
Subject:
Date:

Cathy Anderson
Public Comment
Emma’s Landing
Thursday, January 14, 2021 4:36:41 PM

We are opposed to Emma’s Landing due to the size of thIs development.
Craig & Cathy Anderson
Peterson Ct
Geneva, IL

From:
To:
Subject:
Date:
Attachments:

Lindsey McCall
Public Comment
Public Comment for PZC Meeting on 1/14: Please Read Aloud at Meeting
Thursday, January 14, 2021 4:58:19 PM
image.png

Good evening. I plan on speaking at tonight's virtual meeting, but due to it being audio only,
I'm unable to share the attached photos of the flooding of the retention pond adjacent to the
proposed Emma's Landing site. You'll also notice the detention basin across Lewis Road is
filled, and the remaining water then flooded the basin next to the fire station on Fargo. I
wanted to share these images with you because the Burton Foundation will not have access to
this pond and I'd like to know how their proposed detention basin will accommodate all of the
water once soil is removed, cement is added, and 45 Townhomes are built.
I have also included the pinned map of incidents from the Watershed Study being conducted
by WBK engineering. Please note the amount of problems reported by those living on/around
Lewis Road.
Thank You,
Lindsey McCall
2732 Peterson Ct, Geneva, IL 60134

