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Aldermen Marks and Kosirog:
I am confident that you both listened to the the two recent public hearing meetings hosted by the Planning
& Zoning Commission as well as the meeting on 2/11 wherein the Commission voted by 6-1 to
recommend the proposed Emma's Landing project, with minor conditions, to go to the City Council in a
special meeting to occur on 2/22. I can only hope that the other members of the City Council also
attended even though the proposed project is not within their ward. Today I am writing to you about
remaining concerns that I have related to the proposed project. All of these concerns have been
previously raised by the public, however in my opinion, they have either been inadequately addressed or
deflected. It continues to be my position that The Burton Foundation currently needs Geneva more than
Geneva needs The Burton Foundation. This project should proceed on a timetable that allows Geneva to
fully investigate and resolve outstanding issues and not one that is best matches the needs of The Burton
Foundation. As our representatives for the 2nd Ward, and given the material impact this proposed project
will have to your constituents the current residents, I urge you to address and satisfy yourselves to as
many of these issues as possible before a green light is provided by the City Council. I do not envy you
your task. Based on public statements made by several of the City Council members (not representing
the 2nd Ward), it is clear that many are committed to the concept of increasing low and moderate
affordable housing in Geneva and at this site in particular - seemingly at any cost or impact. While the
goal is admirable and I believe within reach, the related details must not suppressed or devalued.
First, I want to state that I am not opposed to this project. As I have stated in a previous communication,
intelligently and compassionately increasing affordable housing in Geneva is an admirable goal that
should become reality. In some ways, the proposed Emma's Landing project is suitable to meet that
goal. However, there are several issues of concern that must be addressed in full before final approval. I
present those to you below. They are not necessarily in priority order.

1. The issue of density has been raised several times, but most commentary has been focused on
the # of units. It's my understanding that the proposed 45 units is within compliance of current and
longstanding code. Rather, I believe there is a density issue regarding the # of residents which
have been estimated at a total of 100. Given that these are 2 and 3 BR units, the total # of
estimated residents v. the total # of rooms does not seem logical, especially given that this project
is designed to attract families. The reason why the total # of estimated residents is important,
other than potential crowding, is that it is the basis for determining that only 10 school aged
students will be generated. This figure is then used to calculate the up front payment by The
Burton Foundation to the School District. In my opinion, this figure is materially underestimated
and should be investigated further.
2. I have asked about the location of the bus stop for the "10" students and whether it would be on
Emma's Way or possibly on Lewis. I was told this was a School District decision. This response
seems odd to me. There was a traffic study done to determine area impact, but that study did not
address an additional school bus stop or additional school buses, possibly on Lewis, at hours that
generally coincide with work commuters. Would the School District then perform another traffic
study to determine the impact of additional school buses on a busy road? This should be
investigated further.
3. Discussions earlier in 2020 by Ms. Manning and The Burton Foundation indicated that there would
be an on site property manager in residence at Emma's Landing. More recent discussion has
highlighted that Ms. Manning on behalf of TBF is unwilling to commit to an in residence property
manager but that "attempts will be made" and it remains an "intention". This shift has not been
fully explained, though the potential needs of the residents have not changed. This needs to be
further investigated.

4. The information related to the 7 units designated as special support has only very slowly been
disclosed. It would benefit the immediate community to better understand what the eligibility
criteria may be for selected residents. Of course, this needs to be done generically and not with
specifics to any particular resident. Only at that point could the City Council determine whether
The Burton Foundation, it's hired property management firm, or State of IL and/or Kane County
social services will be able to provide sufficient supportive resources, which could very likely be
required beyond "normal business hours". Any gap will likely need to be filled by City provided
services such as police, fire, etc. Do we understand what we have signed up for? This needs to
be investigated further.
5. I was disappointed to learn only recently that the spouse of Ms. Manning is a project manager (per
Ms. Manning) of the general contractor selected by The Burton Foundation to construct Emma's
Landing. This is likely not a required disclosure, and certainly not an illegal arrangement, but in my
opinion it does raise a suspicion of nepotism and appears to me to be contrary to the spirit of "full
transparency" that Ms. Manning professes. I urge the Geneva City Council to consider whether
there may be any other potential conflicts of interest or sins of omission and to investigate further.
We should not rely upon the full transparency as advertised.
6. I am saddened by the decision of our Planning & Zoning Commission not to require the
construction of a safety barrier between the rear perimeter of the property and the soon-to-be
expanded railroad tracks. Instead, a natural planting of trees and shrubs was debated for 30
minutes and determined to be sufficient to protect against the risk of curious children finding their
way to the tracks. Perhaps the Commissioners are not golfers, or otherwise they would know that
trees are said to be 80% air. I believe the P&Z Commission reached this conclusion in error and
The Geneva City Council should exercise greater common sense and take corrective action.
There is an opportunity here to prevent a tragedy and it should be seized.  
7. On behalf of The Burton Foundation Ms. Manning has stated that there is a "zero tolerance"
approach to resident behavior that is not in compliance with standards. Unfortunately Ms.
Manning has never disclosed in any detail and only discussed in the abstract the corrective actions
related to a "zero tolerance" and the standards to which they have been applied. It would be
relatively easy for TBF to provide actual historical details, without infringing upon privacy, of
actions taken such as warnings, fee assessment and evictions and the violations to which they
were related. We will assume that the discovery of any illegal activity was referred to local law
enforcement and it would be in any other community. Further, in one of the public hearing
meetings Ms. Manning was requested to provide a copy of the standard lease that is used by
TBF. I am not aware of that submission but would be interested in its content. The purpose of this
information is to allow assessment of The Burton Foundation in their role as ongoing property
managers (even though sub-contracted) and care takers of their properties. This would be full
transparency. This must be investigated further.
8. During the public hearing meeting of last summer, and periodically since then, the notion of
Emma's Landing attracting potential residents that are from the surrounding community, or
currently work within the area, has been fostered by its supporters including at least current
members of the City Council and Ms. Manning on behalf of The Burton Foundation. We now know
this to be fictitious notion. There is simply no allowed legal basis for current area residency or
work location to be used as a criteria for applicant selection. In fact, I believe that applicants need
not be current residents of Illinois, even though this project is supported by the tax payers of
Illinois. Ms. Manning on behalf on TBF has stated that the local area will be "marketed heavily" to
generate applications from the vicinity. The details of such a marketing campaign have not been
disclosed. However, what has been revealed is that The Burton Foundation has begun a waiting
list of potential applicants for Emma's Landing. The concepts of marketing to attract residents and
compiling an early and growing waiting list would seem to be in contradiction. What if the waiting
list of persons grows beyond the capacity of 45 units? Would marketing still be required? Further,
has residency at the property been fairly and equitably offered to the qualifying general public if
there is an early waiting lists that may not be known to all those interested? I urge you to press
The Burton Foundation for full transparency and to further disclose the details about the
application process, including the admitted existence of a waiting list, to insure that an equal
opportunity process is guaranteed.
I close by thanking you for your service to the City of Geneva and to the 2nd Ward in particular. I also

want to acknowledge and thank the entire Geneva City Council for the time and effort required to serve
our City.

Sincerely,
Martin Ottomanelli
28-year Geneva and Sterling Manor resident
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February 18,2021
I support Emma’s Landing. I urge you to vote yes on Emma’s Landing on February 22.
The ‘technical’ issues (density/zoning, building orientation, traffic/parking, stormwater, variances and
impact on property values) concerning the development are best summarized by the comments made
by Commissioner Mead at the February 11 PZC meeting (see comments from 36:01 to 43:25).
Commissioner Evans made an insightful comment when she said that this development ‘has less
troubling aspects’ than many of the projects that come to the plan commission (at 45:50).
It is interesting the number of people that are now stepping up talking about the need for Senior
Housing. There has been Senior Housing developed in Batavia and St Charles in the last several years,
but no 'family/workforce' affordable housing has been built. Have we seen any of the individuals talking
about the need for Senior Housing in Geneva do anything about it? This includes a Township Trustee
who should be working to improve services to seniors.
My comments are not necessarily related to specifics of Emma’s Landing, but are more generally about
affordable housing.
Affordable housing solutions in Geneva are not an 'OR' consideration, it is an 'AND' consideration. The
issue is not family/workforce housing OR senior housing, it is family/workforce housing 'AND' senior
housing 'AND' veterans housing 'AND' disability/supportive housing.
Opposition – Facts Matter
As you are likely all aware, the opposition to Emma’s Landing has created a private Facebook group (Say
No to Emma’s Landing) in which you must answer the following question to get access:
Please briefly share why you are opposed to Emma’s Landing and how you can positively
contribute to our uphill battle in order to defeat this.
Part of the description of the purpose of the group is that:
The city has failed to consider what the impacts will be on the residents. Flooding, traffic, traffic
accidents, strain on our schools and medical/emergency services are just a few that will suffer...
Together we can find a better way to bring affordable housing to Geneva.
The facts do not support this. All the impacts have been addressed by the city, most of them in the staff
review and accompanying documents. It is unfortunate that in the absence of these facts, we continue
to hear that there are some ‘conflicts of interest’ which was proven false when their attorney presented
at a City Council meeting during a discussion of the land sale. This continues with negative comments
about integrity and competency directed at elected city officials, volunteer Commission members, City
staff and the Applicant. This includes vague comments about ‘backroom deals’, ‘conflicts of interest’,
‘jamming this through’ ‘tainted and corrupt’ traffic studies and accepting a ‘song and dance’ about the
property. There are no facts supporting any of this. See the following Facebook post from the group
about ‘next steps’ if the sale challenge failed. I guess they decided to move to ‘phase two’.

We need to be better than this.
Batavia Housing Study
The opponents point to a study submitted to the City of Batavia as part of the Campana Study. This
study was not considered valid by the City of Batavia. One of the speakers on January 28 lied when he
said that the study was rejected by ‘2 alderman that were voting in favor’. This is untrue. Please see the
following from the city of Batavia and a direct response to this question.

DATE: October 26, 2017
TO: Committee of the Whole
FROM: Joel Strassman, Planning and Zoning Officer
SUBJECT: Discussion and Questions on Campana Mixed-Use Redevelopment
901 North Batavia Avenue
On October 16, 2017, the City Council considered the Committee of the Whole’s (COW) recommendations
for approval of Ordinance 17-59 and Resolution 17-103-R that would establish a Planned Development
Overlay and plat of subdivision approval for the proposed mixed-use redevelopment of the Campana
building. The City Council did not take action on either; it continued its consideration of both to its
meeting on November 6, 2017.
At the same meeting, the City Council provided an opportunity to Council members and the general
public to email questions regarding the redevelopment proposal to City staff. The Council directed City
staff to answer the questions and to schedule a special 7:00 pm meeting of the COW on October 30,
2017 so the COW can discuss the questions and answers.
Attached are the questions submitted by the general public with answers provided by staff, and by
Evergreen Real Estate Group and Eriksson Engineering where noted. No questions were submitted by City
Council members.
55. Can the City provide Mr. Buening's credentials and expertise regarding the Market Analysis that
support him making the following statement: "We don’t think it has any substantial merit,” Buening said,
calling the report deficient. “We don’t think it’s a valid report.”
A: Mr. Buening has several decades of experience in the Urban Planning field, and is a Certified Planner
by the American Planning Association. His remarks on the report were not as an individual, but reflect a
collective determination by City Staff.

I do not know the specifics of why the city of Batavia declared the report invalid, but I can point out
some issues. The biggest problem is comparability. The proposed Campana development was a mixed
use/mixed income LIHTC (Low Income Housing Tax Credit) property. The comparison properties selected
were:
1) Liberty Lakes – Tenant rents are based on 30% of the family's annual income.
2) Hawthorne Ridge – To qualify, … your combined income is less than 50% of AMI.
3) Ogden Manor Apartments – 108 units of affordable housing with incomes <50% AMI
It is interesting that the authors of the study reached the following conclusion.
• 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. (page 7)
Note that the authors indicate that this is their opinion. Compare this to the wording used in a more
rigorous, statistically driven study on affordable housing from ‘Climbing Mount Laurel’ by Princeton
University Press:
In sum, we find no evidence that the opening of Ethel Lawrence Homes caused an increase
in the crime rates, a decline in property values or an increase in property taxes in Mount
Laurel after the project was opened in 2000. (p.89)
A statistically valid study would not be summarized by noting ‘In our opinion’. It would base the
summary on the evidence.
Consider whether this study is applicable to the Emma’s Landing project. The comparable projects
from the study are:

4) Liberty Lakes – Built in 1975, 70 unit multi story apartment building
5) Hawthorne Ridge – Built in 1976, 176 unit multi story apartment building
6) Ogden Manor Apartments – Built in 1970, 108 unit multi story apartment building
Emma’s Landing is a townhouse development and not multi story apartment buildings. The
comparable properties were built over 40 years ago and are not LIHTC properties.
The other property in the Batavia study is Fairhaven Crossing which s a 40 unit multi story
apartment building completed in 2017. This is a LIHTC property. Note what the study authors say
about this development:
Fairhaven Crossing is a new compex (sic) (completed in 2017) that is relatively attractive
and surrounded by commercial uses. Although it is too soon to gauge the overall impact
on nearby residential property values, this type of condition is less likely to have a

negative impact on nearby residential property values. (p.32)
Although this is an apartment building, it shares the same placement characteristics as Emma’s
Landing. It is an attractive property that fits with the surrounding housing and is near commercial
uses. The author indicates that these are the important characteristics in determining impact on
property values and does not mention the impact of it being a LIHTC property.
I do not see how you draw the conclusion that this study proves with evidence that property
values will be harmed by this project. The applicant provided data from their experience at
Water’s Edge in South Elgin.
Attached is a summary of the research into the impact of affordable housing on neighboring
property values. This is a very straightforward, understandable review of the research. In
summary, most of the research finds no negative impact on neighboring property values from
affordable housing.
Impact on Schools
There have been numerous comments on the impact on our schools and the property tax
burden from LIHTC properties.
Here are some basics:
1) Public schools are required by law to educate all students in the district.
2) We all pay taxes to the school to support this.
3) The Burton Foundation will pay the tax bill that they receive from the county and based on the
assessment from the township, like every other property owner.
4) The cost of educating a child is often inaccurately reported as the average cost of educating a child.
This is done by taking total costs and dividing by the number of students in the district and usually is in
the $12,000 to $15,000 range. One speaker even used a value of $22,000 per student. The argument
then is that unless the district receives that $15,000 average cost from that new development, then
taxes will need to increase.
5) If the school district felt that this development would impact costs/taxes they should state this – like
the input the city receives from CUSD304 on TIF districts. They have not done this.
6) The Burton Foundation submitted to the January 28 PZC a page from CUSD 304 concerning the
average class size at GMSN which has gone from 23 in 2016 and is at 21 in 2020.
7) According to the CUSD304 website, the student population has gone from 5839 in 2016 to 5676 in
2019 and 5527 in 2020. This is a drop of 312 students since 2016 across the District. I would think that
the District would be glad to have 10 more students.
8)I looked at the CUSD 304 website for some budget info to see the impact of enrollment on budget.
Enrollment
2016
5839
2017
5800
2018
5831
2019
5676
2020
5527

2017-2018 Tentative Budget (presented 8/14/2017)
Education Fund $65,491,012
2020 Budget (presented 9/19/2019)
Education Fund $66,358,428
Student enrollment dropped from around 5800 to 5527 (-4.7%) and the budget increased by 1.3%.
From my standpoint, hard to understand how a potential increase of 10 students (.18%) will cause a
budget change.
9) It is impossible to determine where these students will come from due to legal requirements in who
can live here. Even though there is an estimate of 10 students, it does not mean that this will be 10
additional students for Geneva. Some of these students may already be in Geneva schools.
10) There is an underlying issue here about the government providing tax breaks to develop affordable
housing. This is true and I will tell you the LIHTC is a really convoluted way to fund affordable housing.
90% of affordable housing is developed using LIHTCs and over 2 Million units have been developed since
implementation in 1986. Also. if you own your home, you get a federal and state tax income tax break
for mortgage interest and real estate taxes. Individual home ownership is supported by government
tax breaks. In 2017, mortgage interest deduction cost the federal government $60 Billion and the SALT
deduction cost the federal government $100 Billion. By comparison, $315 Million is provided to the
states for LIHTC funding.
Permanent Supportive Housing
I was incredibly surprised at the animosity expressed about some units being identified as Permanent
Supportive Housing (PSH). Supportive housing is permanent affordable housing coupled with supportive
services that enables residents to achieve long-term housing stability. Residents include people who
were homeless and those who have serious and persistent issues such as mental illness, chronic health
problems, and substance use.
A study by the Heartland Alliance in April 2009 found that:
PSH Residents reported they:
• Learned how to pay bills
• Were able to be reunited with children and family
• Were able to save, especially for a car
• Experienced health improvements
• Were able to abstain from substance use
• Did not feel pressure to do things that they used to do, such as illegal activities
• Felt they had compassion and they could give back to others
• Believed in themselves
• Had more confidence in themselves
• Felt like a human being again
• Were able to be around positive people and create a more positive outlook for themselves

Apparently, there are some that do not understand the need for this in our community. Currently, there
are 58 residents of Geneva with developmental disabilities that are on a state waiting list for housing. In
2018, the Association for Individual Development provided services for 123 residents of Geneva in the
areas of behavioral health and developmental disabilities. Tri-City Family Services provides critical
services to lower income individuals.

Emma’s Landing provides needed affordable housing in Geneva. It will also allow residents to access
needed social services in their homes. This is a good start for Geneva, but much more needs to be
done.
Any questions, please let me know.

Chuck Miles
1015 Westfield Course
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“Don’t Put it Here!”
Does Affordable Housing Cause Nearby Property Values to Decline?
It’s a common scene at a community hearing: local residents lined up behind the
microphone waiting to testify about a proposed affordable rental housing development.
Some are voicing concerns that the development will decrease property values in their
neighborhood.

Their concerns are understandable – they want to protect their

investment in their homes. On the other side, housing advocates and prospective
residents argue with equal passion. They want to live in affordable homes with access
to jobs, schools, and other amenities for themselves and their children. Affordable
housing, they argue, will not affect the home values of residents already in the community.
Which side is right? This policy brief summarizes the conclusions of several reviews
and critiques of the growing body of research on this topic. It also highlights some of the
most recent work in this area carried out by researchers at the Furman Center of New
York University and funded by the John D. and Catherine T. MacArthur Foundation.

Is There Consensus in the Research?
Numerous studies have been conducted to examine the impacts
of affordable housing on property values in a wide variety of
circumstances. Fortunately, several researchers have surveyed
the landscape, inventorying and taking a critical look at the body
of work that has accumulated over the past several decades.
This policy brief distills the conclusions of four of these literature
surveys: two produced by civic groups and two carried out by
academics and published in peer-reviewed academic journals.
To “summarize the summaries” — the vast majority of studies
have found that affordable housing does not depress
neighboring property values, and may even raise them in some
cases. Overall, the research suggests that neighbors should
have little to fear from the type of attractive and modestly sized
developments that constitute the bulk of newly produced
affordable housing today. That said, the research shows that
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This policy brief was produced with the support of the John D. and Catherine T. MacArthur Foundation.

negative effects can occur in certain
circumstances, and suggests ways to
protect nearby property values.
The following are brief snapshots of
the scope and findings of each literature
review:

nuanced set of conclusions is emerging.
She suggests these techniques will
allow us to learn more about the
circumstances under which affordable
housing developments may have
negative effects.

1

How do researchers
ascertain the effect of
affordable housing on
nearby property values?
The ideal measure of the impact of
affordable housing on surrounding home
prices would compare the actual
changes in property values to the
changes that would have occurred in the
absence of the affordable development.
Unfortunately, it is impossible to measure
this directly. Nguyen describes two
“waves” of housing studies that have
taken different approaches to addressing
this issue. The first wave of studies,
conducted in the early 1990s, used a
“matching” methodology that compares
the performance of two otherwise
comparable neighborhoods — one with
affordable housing and one without. All
of the studies using this methodology
found either no difference in property
values between the two areas or positive

Jeff Leary’s 1999 literature survey
for the California Redevelopment
Association examined 31 separate
studies. Seven studies documented
positive effects of affordable housing on
surrounding property values while 19
found no effects. Negative effects were
found in one study while three studies
were inconclusive.

2

The North Carolina Coalition, a
state civic group, compiled a
catalog (circa 2002) of 36 studies, most
dating from the mid-1990s to the early
2000s. The vast majority found no
impact on surrounding property values.
Several found positive effects and only
one found possible negative effects.

3

George Galster, a professor of
urban affairs at Wayne State
University, describes in his 2002 literature
review an emerging consensus among
researchers that subsidized housing of
various types does not have negative
effects — and sometimes has positive
effects — on property values, particularly
in higher value neighborhoods. However,
Galster also notes that affordable housing
can have a negative effect on property
values when highly concentrated,
particularly when located in vulnerable
neighborhoods that have high poverty
rates and low home values.

effects on nearby property values in the
areas with affordable housing.
A second wave of studies from the
mid-1990s on evaluates the effects of
nearby affordable housing development
on property values using multivariate
statistical analysis, which explains a
home’s price as a function of both
structural characteristics (age, square
footage, etc.) and neighborhood
characteristics (poverty rate, distance to
central business district, etc.). These
studies also compare the prices of homes
near affordable developments and homes
farther away but, unlike previous research,
control for the influence of structural and
neighborhood variables. Most of these
studies also show that affordable housing
has no effect or positive effects on nearby
property values. But, as detailed below,
they also reveal circumstances in which
negative effects are possible.
These research methods are not
without their problems. Some problems
are definitional — most importantly, what
constitutes a neighborhood, and how
close is “nearby?” For example, a 1998
study by the Innovative Housing Institute
of homes in Montgomery County,
Maryland defined housing within 500 feet

Why Do Property Values Matter?
Generally, rising property values indicate positive trends for a neighborhood. They signal
that a neighborhood has become a desirable place to live and to locate a business, and
influence developers’ decisions to make long-term investments in its future. For individual
homeowners, who depend on home equity to provide resources for retirement or finance
a child’s education, home values are extremely important. Property values also may be a
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proxy for quality of life factors that can be hard to measure and often reflect access to

2

Mai Thi Nguyen of San Francisco
State University reviewed 17
studies produced over several decades.
According to her 2005 analysis, 11
studies found that affordable housing
had either a neutral or positive effect on
property values, five found mixed effects,
and one documented negative effects.
However, Nguyen argues that this tally
oversimplifies results, and that as data
sets and analytical techniques have
become more sophisticated, a more

4

good schools, jobs, shops, parks, and other amenities.
In distressed neighborhoods, rising property values are a sign of hope that the stage
is being set for economic renewal. Measurable rises in home prices and rents as well as
a general increase in real estate activity represent important benchmarks for successful
neighborhood revitalization. In this sense, affordable housing that stabilizes or increases
nearby property values may also contribute more broadly to stronger neighborhoods.
Generally, price increases are a positive development, but when rising rapidly, teachers,
nurses, firefighters, and other working families can be priced out of their neighborhoods.
Certain strategies may need to be put in place to ensure the long-term affordability of a
portion of the housing stock.

Much of the research suggests
that the type of affordable housing
matters less than the quality
of the properties’ design,
management, and maintenance.
of subsidized housing as “near,” meaning that
a home 501 feet away from subsidized
housing would not be considered near.
Another problem, noted by Galster in his
literature review, is that many studies are
susceptible to the criticism that they fail to
indicate whether home prices were rising or
falling before the analyses were conducted.
It is possible that these studies may just be
measuring pre-existing trends in home
prices rather than the effects of
affordable housing — an issue
Galster seeks to overcome in his
own research. Finally, since
most of the studies were
conducted at the local level,
findings in one neighborhood
may or may not apply elsewhere.
Does the type of
affordable housing
matter?
Just as there is no single
definition of affordable housing,
the types of affordable housing
examined in the property values
research reflect great diversity. Studies
have covered the impact of public housing
in Portland, Oregon and Memphis,
Tennessee; non-profit housing developments
in New York and Minneapolis; Low Income
Housing Tax Credit projects in Cleveland
and Seattle; affordable homeownership
programs in San Mateo, California and
Philadelphia; and Section 8 voucher
programs in Baltimore — just to name a few.
Much of the research suggests that the
type of affordable housing matters less than
the quality of the properties’ design,
management, and maintenance. Nguyen
cites a 1996 study by Edward Goetz and his
colleagues at the University of Minnesota in
which a comparison of subsidized units in
Minneapolis — some public housing, some
privately owned subsidized units and some
developed by a local nonprofit — found that

Do impacts differ
by neighborhood type?
Some evidence suggests that affordable
housing is more likely to have either no
impact or a positive impact on surrounding
home prices when located in strong
the quality of management influenced neighborhoods — that is, higher value, lower
whether or not a development had negative poverty neighborhoods. For example, in
effects on nearby property values. Similarly, some of his own research, Galster studied
a 1993 study by Paul Cummings and John scattered-site public housing units in 2001
Landis at Berkeley, found no negative impact in Denver and the residences of families
on property values of affordable assisted through Section 8 housing
homeownership condo developments in San vouchers in the late 1990s in Baltimore. He
Francisco and San Mateo County in found that the impact on nearby property
California. The authors attribute this finding values tended to be positive when these
to the care taken by the developers to deliver subsidized households were located in
wealthier neighborhoods that
were generally appreciating in
value. By contrast, subsidized
households and developments
located in more vulnerable
neighborhoods where lower
priced homes were already
depreciating were more likely to
result in continued negative
effects on property values.
At the same time, several
researchers
have
found
evidence of positive effects on
property values in vulnerable
neighborhoods related to the
Courtesy of Trinity Housing
rehabilitation of abandoned or
designs that suited the scale and character distressed properties as affordable
housing. Researcher Ingrid Ellen and her
of the surrounding neighborhood.
In some circumstances, however, the colleagues at NYU carried out one of the
type of housing does appear to matter. In most recent, detailed examinations of the
a series of studies conducted by Ingrid impacts on neighboring property values of
Ellen and her colleagues at the Furman city-supported rehabilitation of rental
Center of NYU on the impact of affordable housing. The redevelopment projects
housing on property values in New York included in the study were undertaken by
City, developments financed through the both nonprofit and for-profit developers,
Low Income Housing Tax Credit (which and researchers used data on New York
serve a low- to moderate-income City from the 1980s through 1990s. The
population) were somewhat more likely results, published in 2006, found
than developments financed through other significant, positive spillover effects on
federal programs to increase surrounding neighboring property values stemming
home prices. By contrast, they found that from this rehabilitation, although these
public housing (which serves the lowest positive effects were slightly lower in the
income population) was somewhat more more distressed and disadvantaged areas
likely to produce negative effects than where nonprofits tended to work,
developments funded through other particularly for smaller-scale projects.
federal programs.
See PROPERTY VALUES page 5
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A Conversation with Ingrid Ellen
In 2005, the John D. and Catherine T. MacArthur Foundation provided support to Ingrid Ellen,
Co-Director of the Furman Center and Associate Professor of Public Policy and Urban
Planning at the Wagner School of New York University (NYU), along with her colleagues Ioan
Voicu and Amy Ellen Schwartz, also of NYU, and Michael Schill of UCLA’s School of Law, to
continue their research on the impact of New York City’s investments in affordable housing.
Center for Housing Policy staff spoke with Professor Ellen about the team’s research.
What would you say was innovative
about the MacArthur-funded work?
New York City has built 70,000 units [of affordable housing]
and renovated another 120,000 during our study period — far
more than any other city. Although many of these are
concentrated in low-income areas, they are, in fact, located
all over the city. Our data were quite extensive, including 30
years of data on housing prices. That gave us the statistical
power of a research design that had not been used before.
Most of the existing research uses cross-sectional data
comparing an area with subsidized housing to an area
without subsidized housing. This is limited because you are
comparing different neighborhoods with many different
factors at work. There [are] a few [other] longitudinal studies
but usually just for a few selected developments, a few
neighborhoods, or one program.
So we had a unique opportunity. [Our] study was more
precise, and looked at differences in impacts [of] rehab units
vs. new construction, one area vs. another, owner-occupied
vs. renter-occupied and non-profit developer vs. for-profit
developer, as well as several different housing programs,
federal vs. city subsidized. We were able to look at all these
comparisons over a period of 15 years.

A typical critique of your work is that
it’s for New York City – so the findings
have limited application elsewhere.
How do you respond?
We look at units located in all five boroughs, including
Staten Island, Queens, for example. So we were able to look
at the impacts in low-density neighborhoods with singlefamily homes as well as high-density areas in Manhattan.
Our studies cover a diversity of neighborhoods. We think
our results should provide reassurance to community
residents about the neighborhood effects of federally
subsidized housing.
What would you say is the “bottom
line” for practitioners on the impacts of
affordable housing on surrounding
property values?
We can say generally that there is very little evidence – no
evidence – of the significant reductions in property values
that communities fear. What almost all the research is
showing is that there is a range from no impact to a positive
impact.
Aren’t there some exceptions? Doesn’t
it also depend upon the concentration
of units and attractive design, as Galster and others have shown?
Yes, you can’t completely generalize. For example, it’s hard
to compare a greenfields development with an infill
development. Often in existing communities, the [affordable]
housing replaces abandoned buildings or vacant lots or they
are renovating buildings, which brings stability to the
neighborhood. Overall, though, the evidence clearly fails to
support the notion that subsidized rental housing, as a
general matter, will depress neighborhood property values
or otherwise undermine communities.

Insights from Housing Policy Research

What does your most recent research
show?
In one study, we compared sales prices of New York City
homes located near federally subsidized rental housing to
sales prices of similar homes located in the same
neighborhood, but farther from subsidized housing. We
found that on average, subsidized housing is associated with
a small increase in neighboring property values. Benefits are
larger for average-sized or larger developments in more
distressed neighborhoods.
The other study looked at how city-supported rental
housing rehabilitation projects undertaken by nonprofit and
for-profit developers affected nearby property values and
whether these effects differed between the two sectors. We
found that rehabilitation of rental housing by both for-profit
and nonprofit organizations raises surrounding property
values. The “spillover” benefits of nonprofit housing last

longer than those of for-profit housing. Furthermore, the
magnitude of the benefits does not differ between sectors for
large projects, although in the case of smaller projects, the
for-profit developers generated greater benefits.
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Do impacts vary with the size of the
affordable housing development or
number of households?
Yes. Several researchers found that larger, more concentrated
affordable housing developments were more likely than smaller
developments to have a negative impact on nearby property
values. For example, a 1993 study by Robert Lyons and Scott
Loveridge of subsidized housing in Ramsey County, Minnesota,
found substantial reductions in property values when the
housing was clustered, as opposed to negligible effects when
subsidized units were scattered throughout a neighborhood.
In a 2007 study, Ingrid Ellen and her colleagues found that
federally subsidized rental housing in New York City did not
generally lead to reductions in nearby property values. They
did, however, suggest that larger more concentrated
developments may be an exception, decreasing nearby
property values within the first three years of completion.
Galster, in his literature review, suggests there is a
widespread pattern of threshold effects whereby the effects
on surrounding property values are neutral or positive when

affordable housing is relatively dispersed, but become
negative once a critical mass of assisted housing sites or
units are located in a neighborhood. The effects are most
acute in lower value neighborhoods, he maintains, but even
in higher value neighborhoods, the concentration of sites or
units can lead to negative effects on property values.
In distressed areas, however, larger-scale affordable projects
may in fact be desirable when they result in an upgrading of
the housing stock at a scale sufficient to change the
neighborhood trajectory. In the same 2007 analysis noted
above that looked at the large-scale rehabilitation of dilapidated
homes to create affordable housing opportunities in New York
City, Ingrid Ellen and colleagues found that this activity led to
significant increases in neighboring property values. By
contrast, a 2001 study by Jean Cummings and colleagues
looked at smaller-scale efforts to boost neighborhood
homeownership in Philadelphia and found no impact on
neighboring property values. These studies suggest that
deliberate attempts to revitalize a neighborhood by rehabilitating
or otherwise upgrading the housing stock through affordable
housing activity may have positive impacts, if done at sufficient
scale and as part of a broader community revitalization strategy.
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Policy briefs in this series are prepared by
the Center for Housing Policy for the John
D. and Catherine T. MacArthur Foundation.
The Foundation's grantmaking is intended
to raise the priority and profile of
affordable housing policy by investing in

AccentuatethePositive,Minimizethe
Negative — Lessons for Practitioners
Many Americans, even those who support the development of
affordable housing, may nonetheless object when such a

the creation of new knowledge about the

development is proposed in their own neighborhood. Fears about

supply and demand for rental housing and

property values are often — although not always — misplaced.

affordable housing's connection to other

Taken together, the body of research on this subject suggests

social policy issues. This series presents

concrete ways to minimize both the negative effects and

key findings from affordable housing
research supported by the Foundation.

neighborhood opposition to such developments:
• Design — Affordable housing that is attractively designed and blends with the
surrounding neighborhood may be more likely to have no effect or even a positive effect
on nearby property values. An attractive design also may be helpful in allaying
community concerns about the aesthetics of a proposed development.

As the research affiliate of the National
Housing Conference (NHC), the Center
for Housing Policy specializes in

• Management — Not surprisingly, poorly maintained housing — whether
privately owned or subsidized — has been shown to depress nearby property values.
Affordable housing that is well-managed and well-maintained is more likely to have a
neutral or even positive effect on surrounding properties.

developing solutions through research.
In partnership with NHC and its
members, the Center works to broaden
understanding of the nation’s housing
challenges and to examine the impact
of policies and programs developed to
address these needs. Combining research
and practical, real-world expertise, the
Center helps to develop effective policy

• Revitalization — Rehabilitation of distressed properties for affordable
housing has proven beneficial to neighboring home values. Neighbors are likely to view
quality, affordable housing as preferable to vacant lots or dilapidated buildings.
• Strong Neighborhoods — As long as it is not overly concentrated,
locating affordable housing developments in strong neighborhoods with high home
values and low poverty rates is unlikely to have adverse effects on nearby property
values. These findings provide support for the emerging trend toward mixed-income
housing and communities.

solutions at the national, state and local
levels that increase the availability of
affordable homes.

For more information, contact us at:

• Concentration — Research suggests that distressed areas may benefit from
new affordable housing developments that are large enough to overcome surrounding
blight. In other neighborhoods, large concentrations of affordable units are best avoided
in favor of more moderately sized developments that may limit the negative effects
associated with concentrations of poverty. What exactly constitutes a large
concentration of affordable housing? Unfortunately the answer so far seems to be “it
depends.” This, researchers agree, is an important outstanding question.

Center for Housing Policy
and National Housing Conference
1801 K Street, NW, Suite M-100
Washington, DC 20006-1301

Clearly, more work needs to be done. However, a greater understanding and
appreciation of the evidence to-date could prove helpful in increasing community
support for affordable homes.

Phone: (202) 466-2121
Fax: (202) 466-2122
www.nhc.org
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From:
To:
Subject:
Date:

Adam McMillen
Burns, Kevin; Hruby, Becky; Bruno, Mike; Kilburg, Dean; Maladra, Craig; Marks, Richard; Swanson, Robert;
Burghart, Tara; Kosirog, Brad; McGowan, Jeanne; Kaven, Gabriel; Public Comment
Emma"s landing
Thursday, February 18, 2021 1:24:25 PM

Dear members of city council.

I write in support of the Emma’s Landing development. We have lived in Geneva for 13 years and
the need for this type of development is clear and movement toward addressing housing diversity
is long overdue. Geneva needs to show that it is inclusive and welcoming to people of all
backgrounds/income levels. This is a great step in that direction.
The plan commission approved this development on a 6-1 vote, finding that the development met all zoning
and Geneva requirements.
I encourage you to vote Yes on Emma’s Landing.

Adam McMillen

From:
To:
Subject:
Date:

Jeanine McMillen
Burns, Kevin; Hruby, Becky; Bruno, Mike; Kilburg, Dean; Maladra, Craig; Marks, Richard; Swanson, Robert;
Burghart, Tara; Kosirog, Brad; McGowan, Jeanne; Kaven, Gabriel; Public Comment
Emma"s Landing Support
Thursday, February 18, 2021 1:34:57 PM

Dear City Council:

I support the development of Emma’s Landing. My husband, Adam, and I have lived in Geneva
since 2008, and the need for more affordable housing developments like Emma's Landing are
essential to creating a more diverse, inclusive and equitable community. Movement toward
addressing housing diversity is long overdue in Geneva. The plan commission approved this
development on a 6-1 vote, finding that the development met all zoning and Geneva
requirements.
I encourage you to vote YES on Emma’s Landing.

Respectfully,
Jeanine McMillen, Geneva Resident since 2008

From:
To:
Subject:
Date:

Cari Reddick
Burns, Kevin; Hruby, Becky; Bruno, Mike; Kilburg, Dean; Maladra, Craig; Marks, Richard; Swanson, Robert;
Burghart, Tara; Kosirog, Brad; McGowan, Jeanne; Kaven, Gabriel; Public Comment
Support of Emma"s Landing Development
Thursday, February 18, 2021 4:28:17 PM

Dear City Council Members,
I am writing to express my support of the development of Emma’s Landing. My family and I have
lived in Geneva for 7.5 years and the need for this type of development is clear and movement
toward addressing housing diversity is long overdue. The plan commission approved this
development on a 6-1 vote, finding that the development met all zoning and Geneva
requirements.
I encourage you to vote Yes on Emma’s Landing.
Thank you for your consideration and diligence throughout this process.

Regards,
Cari Reddick
2649 Danford Way, Geneva, IL 60134

From:
To:
Subject:
Date:

Michelle Lata
Burns, Kevin; Hruby, Becky; Bruno, Mike; Kilburg, Dean; Maladra, Craig; Marks, Richard; Swanson, Robert;
Burghart, Tara; Kosirog, Brad; McGowan, Jeanne; Kaven, Gabriel; Public Comment
Support for Emma"s Landing
Friday, February 19, 2021 9:13:07 AM

Dear Mayor Burns and City Council members:
I am writing in support of the Emma's Landing development. My husband, two elementaryaged children, and I have lived in the Randall Square neighborhood of Geneva for 8 years.
The need for this type of development is evident and a movement to addressing the lack of
housing diversity in Geneva is overdue. With the plan commission's approval by a 6-1 vote, it
was found that the development met all the zoning and Geneva requirements to proceed
further.  
I encourage you to vote Yes on Emma's Landing.
Sincerely,
Michelle Lata
Michelle Lata
michellelata@gmail.com

From:
To:
Subject:
Date:

martin ottomanelli
Public Comment
Fw: Emma"s Landing
Friday, February 19, 2021 10:09:29 AM

----- Forwarded Message ----From: martin ottomanelli <mfottoman@sbcglobal.net>
To: Martin Ottomanelli <mfottoman@sbcglobal.net>
Sent: Friday, February 19, 2021, 10:02:32 AM CST
Subject: Fw: Emma's Landing

----- Forwarded Message ----From: martin ottomanelli <mfottoman@sbcglobal.net>
To: Kosirog, Brad <bkosirog@geneva.il.us>
Cc: Burns, Kevin <kburns@geneva.il.us>; Richard Marks <rmarks@geneva.il.us>
Sent: Thursday, February 18, 2021, 04:31:27 PM CST
Subject: Re: Emma's Landing
Mr. Kosirog:
Thanks for taking the time to read and reply to my email. While I'm left somewhat unfulfilled by both the
tone and content of your responses, your reply was useful in that I believe I now understand your position
on the proposed Emma's Landing project and what your decision will be on 2/22. More importantly, I feel
that you have left me no alternative but to reply to your commentary, which you will see below. Within
your limited responses (which I completely understand given what must be a large volume of
communication on this topic) you have not indicated an understanding of the issue I was attempting to
convey or, of greater concern, you have inferred something in my comments that I find unsettling.
Unfortunately, throughout this process and the many meetings, it has been a common intimidation tactic
to suggest that persons who raise issues or ask questions that are not completely in favor of this project
as presented are at best misinformed, or at worst displaying ignorant or ugly biases. I am neither
misinformed or motivated by ignorance. Since you and I have not met and we do not know each other
outside of our communication as constituent and appointed representative, I'll give you the benefit of the
doubt that was not you intention. Please see my responses to your comments below. Once again, thank
you for your time and consideration.
Martin Ottomanelli
Geneva 2nd Ward Constituent

On Wednesday, February 17, 2021, 08:29:16 PM CST, Kosirog, Brad <bkosirog@geneva.il.us> wrote:
Hello Mr. Ottomanelli,
Thanks for your email. I acknowledge your concerns. I apologize that I don't have the time to respond
in the same detail as you share your concerns, but I will attempt to briefly attempt a quick response to
each.  
Thank you for your engagement on this important issue. I will take your concerns into account as I
formulate my decision next Monday night.
Please don't hesitate to reach out to me with any further questions - my cell phone number is below.

Kind regards,
Brad

Brad Kosirog
Alderman, 2nd Ward
City of Geneva, Illinois
22 S. First Street
Geneva, IL 60134
Direct: (630) 297-3548
aldkosirog@geneva.il.us
From: martin ottomanelli [mfottoman@sbcglobal.net]
Sent: Wednesday, February 17, 2021 2:48 PM
To: Marks, Richard; Kosirog, Brad; Public Comment
Cc: Burns, Kevin; Sibylla Ottomanelli; Hruby, Becky; Maladra, Craig; McGowan, Jeanne; Kilburg, Dean;
Bruno, Mike; Burghart, Tara; Swanson, Robert; Kaven, Gabriel
Subject: Emma's Landing
Aldermen Marks and Kosirog:
I am confident that you both listened to the the two recent public hearing meetings hosted by the Planning
& Zoning Commission as well as the meeting on 2/11 wherein the Commission voted by 6-1 to
recommend the proposed Emma's Landing project, with minor conditions, to go to the City Council in a
special meeting to occur on 2/22. I can only hope that the other members of the City Council also
attended even though the proposed project is not within their ward. Today I am writing to you about
remaining concerns that I have related to the proposed project. All of these concerns have been
previously raised by the public, however in my opinion, they have either been inadequately addressed or
deflected. It continues to be my position that The Burton Foundation currently needs Geneva more than
Geneva needs The Burton Foundation. This project should proceed on a timetable that allows Geneva to
fully investigate and resolve outstanding issues and not one that is best matches the needs of The Burton
Foundation. As our representatives for the 2nd Ward, and given the material impact this proposed project
will have to your constituents the current residents, I urge you to address and satisfy yourselves to as
many of these issues as possible before a green light is provided by the City Council. I do not envy you
your task. Based on public statements made by several of the City Council members (not representing
the 2nd Ward), it is clear that many are committed to the concept of increasing low and moderate
affordable housing in Geneva and at this site in particular - seemingly at any cost or impact. While the
goal is admirable and I believe within reach, the related details must not suppressed or devalued.
First, I want to state that I am not opposed to this project. As I have stated in a previous communication,
intelligently and compassionately increasing affordable housing in Geneva is an admirable goal that
should become reality. In some ways, the proposed Emma's Landing project is suitable to meet that
goal. However, there are several issues of concern that must be addressed in full before final approval. I
present those to you below. They are not necessarily in priority order.

1. The issue of density has been raised several times, but most commentary has been focused on
the # of units. It's my understanding that the proposed 45 units is within compliance of current and
longstanding code. Rather, I believe there is a density issue regarding the # of residents which
have been estimated at a total of 100. Given that these are 2 and 3 BR units, the total # of
estimated residents v. the total # of rooms does not seem logical, especially given that this project
is designed to attract families. The reason why the total # of estimated residents is important,
other than potential crowding, is that it is the basis for determining that only 10 school aged
students will be generated. This figure is then used to calculate the up front payment by The
Burton Foundation to the School District. In my opinion, this figure is materially underestimated
and should be investigated further. This is an issue that is more appropriately raised with the

2.

3.

4.

5.

school district, as they would be the one to raise an objection. The school district is aware of this
project and the calculations and has not expressed any concerns. MFO response: The concern I
raised was that the starting point of the calculation of 100 total residents is materially
underestimated and therefore the resulting calculation of 10 additional students is
underestimated. I do not believe that it is the School Board's responsibility or purview to challenge
the total number of estimated residents.
I have asked about the location of the bus stop for the "10" students and whether it would be on
Emma's Way or possibly on Lewis. I was told this was a School District decision. This response
seems odd to me. There was a traffic study done to determine area impact, but that study did not
address an additional school bus stop or additional school buses, possibly on Lewis, at hours that
generally coincide with work commuters. Would the School District then perform another traffic
study to determine the impact of additional school buses on a busy road? This should be
investigated further. The location of the bus stop is determined by the school district. Should this
project be approved and proceed, you are welcome to raise objections with the school district if
you feel that it is an inappropriate location. Fargo Boulevard is a much busier street and has
several bus stops at different times throughout the day without any community objections. MFO
response: I had already acknowledged school bus stops are determined by the School District,
but thank you for reiterating. I raise this issue because it does not appear that the potential for a
school bus stop and possibly additional school bus traffic was considered in the traffic impact study
for Emma's Landing. I believe that should have been addressed.
Discussions earlier in 2020 by Ms. Manning and The Burton Foundation indicated that there would
be an on site property manager in residence at Emma's Landing. More recent discussion has
highlighted that Ms. Manning on behalf of TBF is unwilling to commit to an in residence property
manager but that "attempts will be made" and it remains an "intention". This shift has not been
fully explained, though the potential needs of the residents have not changed. This needs to be
further investigated. There are no city codes that require a property manager to live on site.
Requiring them to do so would, I believe, be an undo burden on the developer as we have never
required this of any other development ever. MFO response: It was Ms. Manning on behalf of
the The Burton Foundation who first presented that Emma's Landing would have an on site
property manager in residence. Therefore it is entirely legitimate to ask follow up questions not
only whether that is still the plan (apparently not) and, if not, why the change. In my opinion, this
feels a little like a bait and switch.  
The information related to the 7 units designated as special support has only very slowly been
disclosed. It would benefit the immediate community to better understand what the eligibility
criteria may be for selected residents. Of course, this needs to be done generically and not with
specifics to any particular resident. Only at that point could the City Council determine whether
The Burton Foundation, it's hired property management firm, or State of IL and/or Kane County
social services will be able to provide sufficient supportive resources, which could very likely be
required beyond "normal business hours". Any gap will likely need to be filled by City provided
services such as police, fire, etc. Do we understand what we have signed up for? This needs to
be investigated further. I was on the Planning and Zoning Commission in 2020 and present at the
first Planning and Zoning Commission meeting on this project in March 2020. This was disclosed
clearly at that time. I view this as a positive - we should support people with disabilities in all
developments if possible. Using this issue as a reason to vote against the project likely violates
many anti-discriminatory laws and statutes. I do know that the Burton Foundation has a
relationship with AID and I have personally talked to their Executive Director. More information
about them can be found on their website aidcares.org. MFO response: Please do not infer that I
have indicated that we should not support people with disabilities within our developments
because that is not what I wrote. Please do not infer that I have indicated that the presence of
persons with disabilities should be a reason to vote no on this proposal. That is not what I wrote
and it is offensive to suggest it. What I did write is a concern about the services and support
available to these persons and who will be responsible. Should there be a gap in service, that will
likely be addressed by calling 911. Geneva City resources will respond, as they should. Making
sure the safety net for these persons is both intact and complete is a legitimate question and
concern.
I was disappointed to learn only recently that the spouse of Ms. Manning is a project manager (per
Ms. Manning) of the general contractor selected by The Burton Foundation to construct Emma's

Landing. This is likely not a required disclosure, and certainly not an illegal arrangement, but in my
opinion it does raise a suspicion of nepotism and appears to me to be contrary to the spirit of "full
transparency" that Ms. Manning professes. I urge the Geneva City Council to consider whether
there may be any other potential conflicts of interest or sins of omission and to investigate further.
We should not rely upon the full transparency as advertised. I understand the optics are
frustrating, but I do not see any conflict of interest here as far as the City of Geneva is concerned.
MFO response: If you have satisfied yourself that there is nothing more than optics at play here,
then that is all that you can do. It may be optics, but it is definitely not full transparency. it may be
indicative of a pattern, or it may not. Time will tell.
6. I am saddened by the decision of our Planning & Zoning Commission not to require the
construction of a safety barrier between the rear perimeter of the property and the soon-to-be
expanded railroad tracks. Instead, a natural planting of trees and shrubs was debated for 30
minutes and determined to be sufficient to protect against the risk of curious children finding their
way to the tracks. Perhaps the Commissioners are not golfers, or otherwise they would know that
trees are said to be 80% air. I believe the P&Z Commission reached this conclusion in error and
The Geneva City Council should exercise greater common sense and take corrective action.
There is an opportunity here to prevent a tragedy and it should be seized. There is no codes that
require any specific barrier to be placed between a development or house and the train tracks. I
believe that the PZC was trying to help the noise issue with the plantings. MFO response: I am
aware this is not a code requirement as I attended the three recent P&Z meetings. But, codes
change and maybe this should be at the top of the list. Sometimes we need listen to common
sense even if the codes haven't caught up. I sincerely hope that a serious accident or tragedy
does not occur. Then we will see a code requirement on the books with lightning speed. Of
course, there is always the option for a safety minded developer to voluntarily take action even
with a code requirement. Wouldn't it be wonderful if the City Council suggested that?
7. On behalf of The Burton Foundation Ms. Manning has stated that there is a "zero tolerance"
approach to resident behavior that is not in compliance with standards. Unfortunately Ms.
Manning has never disclosed in any detail and only discussed in the abstract the corrective actions
related to a "zero tolerance" and the standards to which they have been applied. It would be
relatively easy for TBF to provide actual historical details, without infringing upon privacy, of
actions taken such as warnings, fee assessment and evictions and the violations to which they
were related. We will assume that the discovery of any illegal activity was referred to local law
enforcement and it would be in any other community. Further, in one of the public hearing
meetings Ms. Manning was requested to provide a copy of the standard lease that is used by
TBF. I am not aware of that submission but would be interested in its content. The purpose of this
information is to allow assessment of The Burton Foundation in their role as ongoing property
managers (even though sub-contracted) and care takers of their properties. This would be full
transparency. This must be investigated further. You are correct, any illegal activities will be dealt
with by Geneva law enforcement. I don't see any reason to be more concerned about those type
activities in an affordable housing development as a market rate development. Every lease
includes a provision that illegal activities are a cause for breaking a lease. We don't require other
rental developments to share their lease, I don't see any cause for making an exception here.
MFO response: It's interesting that you've chosen to focus on a sentence that I regarded as
benign and self-evident. Please do not suggest that I wrote that persons living in low to moderate
income developments are more inclined toward illegal activity. That is not what I wrote and the
suggestion is offensive. It was Ms. Manning on behalf of The Burton Foundation who proclaimed a
zero tolerance. It was communicated as an indication of TBF running a tight ship. Therefore it is
legitimate to ask follow up questions. Those related questions that have been asked by the public
have not been adequately addressed.
8. During the public hearing meeting of last summer, and periodically since then, the notion of
Emma's Landing attracting potential residents that are from the surrounding community, or
currently work within the area, has been fostered by its supporters including at least current
members of the City Council and Ms. Manning on behalf of The Burton Foundation. We now know
this to be fictitious notion. There is simply no allowed legal basis for current area residency or
work location to be used as a criteria for applicant selection. In fact, I believe that applicants need
not be current residents of Illinois, even though this project is supported by the tax payers of
Illinois. Ms. Manning on behalf on TBF has stated that the local area will be "marketed heavily" to

generate applications from the vicinity. The details of such a marketing campaign have not been
disclosed. However, what has been revealed is that The Burton Foundation has begun a waiting
list of potential applicants for Emma's Landing. The concepts of marketing to attract residents and
compiling an early and growing waiting list would seem to be in contradiction. What if the waiting
list of persons grows beyond the capacity of 45 units? Would marketing still be required? Further,
has residency at the property been fairly and equitably offered to the qualifying general public if
there is an early waiting lists that may not be known to all those interested? I urge you to press
The Burton Foundation for full transparency and to further disclose the details about the
application process, including the admitted existence of a waiting list, to insure that an equal
opportunity process is guaranteed. I'm not understanding how the marketing plans affects the City
of Geneva approving or denying the applicants petition to develop this land. The idea was that
residents of Emma's Landing are people LIKE THOSE that live in our own community - not that
they would actually be. Although there is no reason that they couldn't if the meet the
requirements. MFO response: No sir - comments made by members of the City Council were
more than "like those". This proposal was initially held up as a visionary concept for local persons
already within the community and surrounding area to have access to affordable housing. That
visionary concept was reiterated by Ms. Manning on behalf of TBF. Of course, we now know that
it is a vision that cannot become reality as current area residence and work location are not criteria
that can be or should be used in the granting of housing. It was nothing more than a nice thought.
Of course, this is a moot issue as TBF is compiling a waiting list, even before City Council
approval, of potential residents. I wonder how the names of the potential residents have been
identified, seemingly even before the application process has begun. Apparently this is not a
concern to you.
I close by thanking you for your service to the City of Geneva and to the 2nd Ward in particular. I also
want to acknowledge and thank the entire Geneva City Council for the time and effort required to serve
our City. Thank you very much for that. It's my pleasure.

Sincerely,
Martin Ottomanelli
28-year Geneva and Sterling Manor resident
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From:
To:
Subject:
Date:

Martha gmail
Burns, Kevin; Hruby, Becky; Bruno, Mike; Kilburg, Dean; Maladra, Craig; Marks, Richard; Swanson, Robert;
Burghart, Tara; Kosirog, Brad; McGowan, Jeanne; Kaven, Gabriel; Public Comment
Re. Emma"s Landing
Friday, February 19, 2021 3:18:14 PM

Hi all,
I just wanted to let you all know ahead of Monday’s meeting that I remain wholeheartedly in favor of the Emma’s
Landing development being proposed by the Burton Foundation. I have lived in Geneva for almost 20 years and am
eager to see our town become a more welcoming community. Like many others, I believe that one way we can
become more welcoming is to diversify our housing stock - at a minimum to reach the state’s expectation of 10%
being affordable. Knowing that the development has met the requirements of the city’s planning and zoning as was
demonstrated by the 6-1 vote in favor, there should be no viable reason to vote against it. I believe that our
community will be made better through your yes vote for Emma’s Landing.
Thank you,
Martha Paschke
14 Brookfield Lane
Geneva resident since 2002
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Annie Schumacher
Burns, Kevin; Hruby, Becky; Bruno, Mike; Kilburg, Dean; Maladra, Craig; Marks, Richard; Swanson, Robert;
Burghart, Tara; Kosirog, Brad; McGowan, Jeanne; Kaven, Gabriel; Public Comment
Support for Emma"s Landing
Sunday, February 21, 2021 8:06:29 AM

Good morning!

Our names are Justin and Annie Schumacher and we have lived in Geneva for seven years after
living in three other states. We wanted to express our support for the development of Emma’s
Landing. We absolutely love living in Geneva but our town desperately needs this type of
development to move in the direction of addressing housing diversity. The lack of diversity in our
town is the only thing we wish would be different. We miss the diversity we experienced when
living in the Atlanta suburbs and Iowa City. So much richness came from those experiences.
The plan commission approved this development on a 6-1 vote, finding that the development met
all zoning and Geneva requirements.
We encourage you to vote YES on Emma's Landing and hope you will! This is such an exciting
step in the right direction for our incredible town.

Thank you,

Justin and Annie Schumacher
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Kimberly Svevo-Cianci
Burns, Kevin; Hruby, Becky; Bruno, Mike; Kilburg, Dean; Maladra, Craig; Marks, Richard; Swanson, Robert;
Burghart, Tara; Kosirog, Brad; McGowan, Jeanne; Kaven, Gabriel; Public Comment
Emma"s Landing - The Changing Children"s Worlds Foundation - SUPPORT
Sunday, February 21, 2021 8:09:56 AM
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Greetings Mayor Burns, Geneva City Council,
We are writing to add our strong support for the development of Emma’s Landing.
The Changing Children’s Worlds Foundation has been operating in Geneva for over 10 years.
We understand and support the important need for this type of development in Geneva. It is an important
positive movement toward addressing housing diversity in this community.
The fact that it is long overdue, has in fact, been a troubling issue for our organization. Everyone who works
in the Geneva community should be able to afford housing in the community they are supporting with their
labor, engagement and patronage.
We are so pleased that the planning commission approved this development on a 6-1 vote, finding that the
development meets all zoning and Geneva requirements to go forward,
PLEASE Do the Right Thing - VOTE YES on Emma’s Landing.
Kimberly Svevo-Cianci, Ph.D.

Kimberly Svevo-Cianci, PhD (she/her/hers)
Executive Director, Changing Children's Worlds Foundation (CCWF) & Founder, ICDP-USA
411 Stevens Street, Geneva, IL 60134
Tel: 1.630/417-4567 //  www.changingchildrensworlds.org

"Everyone has a story or a struggle that will break your heart. And, if we're really paying attention, most people
have a story that will bring us to our knees." Brene Brown

From:
To:
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Alyssa Elza
Public Comment
Support For Emma"s Landing
Sunday, February 21, 2021 2:10:48 PM

Dear City Council,
We support the Emma’s Landing development. Having lived in Geneva for 12 years, it is
quite apparent the need for more affordable, diverse housing options. Emma's Landing will be an
important and necessary step for our community, and will work towards the 10% goal of affordable
housing creation. Most recently, the plan commission approved this development, finding that it
met all zoning and Geneva requirements.
In our view, diverse housing creates more sustainable communities.
We encourage you to vote 'Yes' on Emma’s Landing.

Thank you for your time and consideration.

Alyssa and Pete Elza
Ward 4
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paschke.hannah@gmail.com
Burns, Kevin; Hruby, Becky; Bruno, Mike; Kilburg, Dean; Maladra, Craig; Marks, Richard; Swanson, Robert;
Burghart, Tara; Kosirog, Brad; McGowan, Jeanne; Kaven, Gabriel; Public Comment
? Emma"s Landing
Sunday, February 21, 2021 7:46:50 PM

Dear City Counsel,
I am writing to express my support for the Emma's Landing development. I hope you will all vote in favor of it; I am
looking forward to the introduction of more diversification of available housing in Geneva. I am a registered voter,
and I have lived in Geneva all my life. I know that many other voters around my age also support creating a more
welcoming community in this town.
-Hannah Paschke
14 Brookfield Lane
Geneva, IL

Sent from my iPhone
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Jeremy Paschke
Burns, Kevin; Hruby, Becky; Bruno, Mike; Kilburg, Dean; Maladra, Craig; Marks, Richard; Swanson, Robert;
Burghart, Tara; Kosirog, Brad; McGowan, Jeanne; Kaven, Gabriel; Public Comment
Support in favor of Emma"s Landing
Sunday, February 21, 2021 8:09:18 PM

Hello Mayor Burns and all members of Geneva City Council.
I urge you to support the approval process for the Emma's Landing development. It is an
Illinois state law that we work to provide affordable housing in our community. Also, I
believe it is the right thing to do so that our town can be more welcoming to people from all
parts of the socio-economic spectrum.
Thank you for listening.
-Jeremy Paschke
14 Brookfield Lane
Geneva IL 60134
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Alexia Ellett
Burns, Kevin; Hruby, Becky; Bruno, Mike; Kilburg, Dean; Maladra, Craig; Marks, Richard; Swanson, Robert;
Burghart, Tara; Kosirog, Brad; McGowan, Jeanne; Kaven, Gabriel; Public Comment
David Ellett
Emma"s Landing
Sunday, February 21, 2021 8:58:08 PM

Dear Mayor Burns and City Council,
We strongly support the development of Emma’s Landing. We have lived in Geneva
since 2007. and the need for this type of development is clear and movement toward
addressing housing diversity is long overdue. The plan commission approved this
development on a 6-1 vote, finding that the development met all zoning and Geneva
requirements.
We encourage you to vote Yes on Emma’s Landing.
Thank you for all of your efforts to make this happen for our city.
Sincerely,
David & Alexia Ellett
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Ashley
Burns, Kevin; Hruby, Becky; Bruno, Mike; Kilburg, Dean; Maladra, Craig; Marks, Richard; Swanson, Robert;
Burghart, Tara; Kosirog, Brad; McGowan, Jeanne; Kaven, Gabriel; Public Comment
Phil
Emma landing
Monday, February 22, 2021 6:55:02 AM

I support the development of Emma’s Landing. We have lived in Geneva for 10 years and the
need for this type of development is clear and movement toward addressing housing diversity is
long overdue. The plan commission approved this development on a 6-1 vote, finding that the
development met all zoning and Geneva requirements.
I encourage you to vote Yes on Emma’s Landing.

Thank you!
Sent from my iPhone
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Philip Fiore
Burns, Kevin
Hruby, Becky; Bruno, Mike; Kilburg, Dean; Maladra, Craig; Marks, Richard; Swanson, Robert; Burghart, Tara;
Kosirog, Brad; McGowan, Jeanne; Kaven, Gabriel; Public Comment; Ashley
Emma landing
Monday, February 22, 2021 7:06:47 AM

Good morning,
I support the development of Emma’s Landing. We have lived in Geneva for 10 years
and the need for this type of development is clear and movement toward addressing
housing diversity is long overdue. The plan commission approved this development
on a 6-1 vote, finding that the development met all zoning and Geneva requirements.
I encourage you to vote Yes on Emma’s Landing.
Thank you,
Phil Fiore
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Chuck Miles
Burns, Kevin; Hruby, Becky; Bruno, Mike; Maladra, Craig; Swanson, Robert; Burghart, Tara; Kosirog, Brad;
McGowan, Jeanne; McCready, Benjamin; DeGroot, David; Dawkins, Stephanie; Public Comment
Another Fact Check On Emma"s Landing
Monday, February 22, 2021 8:29:59 AM

I have provided to you in my previous communications information that I consider to be fact checks
on affordable housing and the Emma’s Landing development. The traffic discussion is an example,
where all the opposition discussion indicates that they have not read what is in the traffic study.
There is another piece of misinformation I wanted to point out. Several opponents have stated that
it is unfair that Sterling Manor should be ‘targeted’ for affordable housing and that affordable
housing should be spread throughout the city and not just in this one property on Lewis.
This is based on a claim that these 45 units which would help offset the 181 unit shortfall Geneva
has means that 25% of all affordable housing in Geneva would be in this one development.
This fails to realize that the 181 units is the shortfall from the 10% requirement Geneva has for
affordable housing. In the last information from the city, 7.7% of the city’s housing stock is
considered affordable. This means that there are already 605 affordable units spread throughout the
city. We need to add 181 units to make the 10% goal.
Approval of Emma’s Landing would add 45 units to the 605 existing affordable units, bringing the
total to 650 units. Emma’s Landing would represent 6.9% of the city’s affordable housing stock. Since
there is no affordable housing in that area today (based on resident’s information), this does not
seem to be an unfair burden and in fact would ensure that affordable housing did have a broader
footprint in Geneva. This seems to meet the expectations of all those residents that say they really
support affordable housing.

-Best Regards
Chuck Miles, PMP MBA
Leadership in Continuous Improvement and Supply Chain
Ph. 630-488-0670
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Emma"s Landing
Monday, February 22, 2021 10:01:46 AM

My Wife and I support the development of Emma’s Landing. We have lived in Geneva for 4 years and the
need for this type of development is clear and movement toward addressing housing diversity is long
overdue. The plan commission approved this development on a 6-1 vote, finding that the development met
all zoning and Geneva requirements.
We encourage you to vote Yes on Emma’s Landing.

Kristin and Kyle Padera
I am currently reading The Underground Railroad by Colson Whitehead
I am currently listening to Bombay Bicycle Club
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Errin Bald
Burns, Kevin; Hruby, Becky; Bruno, Mike; Kilburg, Dean; Maladra, Craig; Marks, Richard; Swanson, Robert;
Burghart, Tara; Kosirog, Brad; McGowan, Jeanne; Kaven, Gabriel; Public Comment
In Support of Emma"s Landing
Monday, February 22, 2021 11:19:18 AM

We support the development of Emma’s Landing. We have lived in Geneva for most of our lives,
we are both graduates of GHS as well as our daughter. The need for this type of development is
clear and movement toward addressing housing diversity is long overdue. The plan commission
approved this development on a 6-1 vote, finding that the development met all zoning and Geneva
requirements.
We encourage you to vote Yes on Emma’s Landing.

Errin and David Bald
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Amy Owens
Burns, Kevin; Hruby, Becky; Bruno, Mike; Kilburg, Dean; Maladra, Craig; Marks, Richard; Swanson, Robert;
Burghart, Tara; Kosirog, Brad; McGowan, Jeanne; Kaven, Gabriel; Public Comment
john.w.owens@hotmail.com
We Support Emma"s Landing Affordable Housing Development
Monday, February 22, 2021 12:25:07 PM

February 22, 2021
Dear Mayor Burns and Geneva City Council Members:
We are writing to express our support for the proposed Lewis Road
Property/Emma’s Landing Affordable Housing Development in Geneva. As 13-year residents
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 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, but it will also 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 support for the Lewis Road
Property/Emma's Landing Affordable Housing Development.
Sincerely,
Amy & John Owens
802 Forrest Avenue
Geneva, Illinois

Sent from my Verizon, Samsung Galaxy smartphone
Get Outlook for Android
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Lindsey McCall
Burns, Kevin; Marks, Richard; Kosirog, Brad; Hruby, Becky; Maladra, Craig; Kilburg, Dean; Kaven, Gabriel;
McGowan, Jeanne; Bruno, Mike; Swanson, Robert; Burghart, Tara; DeGroot, David; Public Comment
Emma"s Landing Environmental Study
Monday, February 22, 2021 12:36:38 PM

Dear Alderman and Mayor Burns,
We are writing to raise an issue and concern on behalf of Geneva residential property owners
who live adjacent to or in close proximity to the proposed development.
In the materials provided to us by IHDA in connection with the Burton Foundation’s
application, we discovered that a Phase I Environmental Assessment dated February 28, 2020
performed by Deuschler, for the subject property, which identified several major
concerns/issues. Of primary significance is Deuschler’s recommendation for Phase II testing
due to visual observance of the adjacent parcel and a nearby LUST incident. According to
Deuschler’s report, The LUST incident received a NFA/NFR. The Phase I assessment also
was inconclusive as the possible environmental impact of an adjoining parcel private property,
on which a number of non-functioning vehicles are apparently stored. In addition, there are
other commercial/industrial businesses to the East of the subject property, including but not
limited to the site of a former plastics company, all of which could be significant with respect
to the current environmental condition of the subject property as well as our properties.
We are not aware that the Burton Foundation made available at any time during any of the
hearings before the Planning and Zoning Commission any test results from any soil testing nor
any other Phase II assessment reports or testing. This is particularly significant, because it
appears clear to us that the surface and groundwater from not only the subject property but the
properties lying east of the property as described above would drain directly into the Sterling
Manor retention pond and then potentially west and south.
We respectfully submit that the City owes a duty to not only the potential future residents of
the proposed development, but also to its citizens and property owners in the Sterling Manor
Townhomes and downstream subdivisions and properties to fully investigate the above before
any final approval for the proposed annexation, amendment to the comprehensive plan and the
other rezoning amendments is given. We have all seen what happens in other States and
communities when the municipal officials charged with protecting our water and related
resources, take shortcuts or pass measures approving re-development without taking the
necessary steps to obtain full and complete environmental assessments and to conduct the
necessary investigations to protect our health and safety.
It is our hope that the City Council and the Mayor will stop the rush to approve this
development project and instead look into and resolve our concerns. If indeed, comprehensive
Phase II testing has been performed and all of the necessary soil and downstream testing has
been obtained, then this should be something that could be quickly investigated and the
necessary assurances and all of the test results be provided to the public. And if the required
testing and investigation has not been performed, then steps should be taken immediately to
assure that is accomplished before the City council would move forward to consider approving
the proposal.
Thank you in advance for your consideration.
Best,
Lindsey McCall
2732 Peterson Court
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