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INTRODUCTION AND
BACKGROUND
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INTRODUCTION

Sarah L. Ketchum
Partner, HKA Global Inc.
300 South Wacker Drive
Suite 2600

Chicago, Illinois 60606
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INTRODUCTION

 International Expert Advisory, Business,
and Litigation Consulting Firm

» Accounting, Financial, Economic, and
Engineering Professionals

o
° - B {6[9 ¢ Uhaine - . . .
v - 9% Z.,f SRS » Provide Consulting and Expert Witnesses
8 o o¢ - A .
¥ k& T to Client and Counsel
L « 1,000+ Professionals Worldwide
aérv ‘‘‘‘‘‘ |

= 9"« 200+ Professionals in Over 20 Offices
throughout United States and Canada
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WORK HISTORY
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KRG

The Kenrich Group LLC

NAVIGANT
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2021 ©

HKA Global, Inc.
(acquired The Kenrich Group)

Partner

The Kenrich Group LLC
Vice President

Navigant Consulting, Inc.
(acquired Tucker Alan)

Tucker Alan Inc.




EDUCATION AND TRAINING

EDUCATION PROFESSIONAL AFFILIATIONS
UNIVERSITY OF

NOTRE DAME A‘ FE

~ Mendoza College of Business B
Association of Certified Fraud Examiners

Bachelor in Business Administration .
Major in Finance and Business Economics M
p B

AMERICANBARASSOCIATION

"”l
i
ol

\

THE

CHICAGO
BAR
ASSOCIATION

The University of Chicago Booth School of Business

Management and Leadership Training
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SELECT EXPERIENCE (RESUME AS EXHIBIT) )

SECTORS
-1 j cI: — ;
| B |
EEleE]nnm [ |
e "
CONSTRUCTION INFRASTRUCTURE INDUSTRIAL & POWER & GOVERNMENT
MANUFACTURING UTILITIES CONTRACTS &
DEFENSE
REPRESENTATION

- B. af s N

A
S,0 aR i LIl

N\ 7/

MUNICIPALITIES OWNERS CONTRACTORS MANUFACTURERS FINANCIAL

INSTITUTIONS
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SELECT EXPERIENCE (RESUME AS EXHIBIT)

Over 20 Years Experience: Representative Types of Matters:

» Accounting, Economic, and Financial Analyses « Breach of Contract

» Comparative Scenario Analyses

Forensic Accounting

» Commercial and Economic Damages _
Lost Profits and Lost Value

» Preparation of Expert Reports and Testimony

Business Interruption Losses
» Federal and State Courts

Funds Tracing
» Domestic and International Arbitrations

Cost Overruns and Construction Delays

Mediations and Settlement Conferences
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ITASCA ZONING
ORDINANCE
REQUIREMENTS
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SECTION 14 ADMINISTRATION

themof by, or on behalf of the Villape), proposed Charter and By-
Laws of &n association, if any, Tor home owners, merchants, or
mchustrizl owners within the proposed planped development

(8) Ir ashopping center development is planmed. adequate evidence o
establish the need for and szasibdlity of such development shall be
provided. This evidence may be in the rorm of a market reszarch
mpart or other miormation which 15 deemed appropriaie by the Plan
Comimdssion.

(9} PrHminary engineering plans for all public or private support
racilities including roads, sidewalks, drainzps, sanitary sswers,
waler supply, lighting and landscaping.

. The written statzment which shall he ncluded as part of the application for

approval of the Preiminary Plan shall contzin the following miormsation:

The Village of
Itasca, lllinois

Zoning Ordinance

| economic impact — a tax impact study detailing the impact which the
planned development will have upon all taxing bodies. In addition,
the expected number of students to be generated by any residential

| portion of it shall also be quantified in accordance with the Village

| Subdivision Regulations; and

off-simeet parking and Inading plan;

2y  dtrafMc siudy mdicating the volume of traffic io be penerated by the

lanned development or a phase of it and proposing any special
‘engineering deslgn Satums andior raffic e gulstion devies neaded
o insue the proper safiety of traffic circulation o, through, and
arcund the planned development or 2 phass of 1

{3) economic impact - 2 \ax impact study detafing the impact which the
plammed development will have upon all taxing bodies In addition.
the expecied number of students 1o be penerated by any residential
portion of it shall slso be quantified in scconiance with the Villape
Suhdivision Fegulations; and

14-22
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TIMELINE

July - Aug Sept Oct Aug Oct Nov Dec Feb Mar
2019 2019 2019 2020 2020 2020 2020 2021 2021
. Mr. James Mr. James
Hearings began, v Dominik, of Dominik, of
ln?hIdlng Hearings Polaris Public Polaris Public
testimony O,f v resumed Safety Solutions, Safety Solutions,
| James Bljldwm, Haymarket Testified Testified again
v The Kenrich Group Haymarket €10 subm.i ttefi revi§ ed
(HKA) Report application mth
Haymarket  Gubmitted new Economic :
DuPage mpact Studies — .
submit%ed Gruen, Gruen + M Mr. George K.1$.1e1,
ML . r. Aaron of Okrent Kisiel
. Olili%g’?;n O?(ise(:l??(ti(;?el Gruen, of Gruen Associates, Inc.,
pfp}eska ’ Associates, Inc., Grugn * Test}ﬁed;
; . Associates, Polaris files
Associates, and Polaris Testified Report
Inc. Economic Public Safety addendum
Impact Study Solutions

H K ) A Reports



SCOPE OF RETENTION
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SCOPE OF RETENTION

>

% Retained by Hervas, Condon & Bersani, P.C. on behalf of the Village
of Itasca to:

« Evaluate the historical tax revenue to Itasca from the Holiday Inn
Chicago West-Itasca

» Assess and evaluate the economic impact studies provided by
Haymarket DuPage and its experts

HK>A 5



SCOPE OF RETENTION

SCOPE
INCLUDES

HK>A

Analyze historical tax revenue generated from the property
(formerly a Holiday Inn)

Analyze and evaluate Haymarket DuPage’s impact studies,
including:

» Teska Associates, Inc. (“Teska”)
* Gruen Gruen + Associates (“Gruen”)

» Okrent Kisiel Associates, Inc. (“Okrent Kisiel”)

Review relevant testimony, documents, and exhibits of other
experts and witnesses

Testify to the Itasca Plan Commission

14



SCOPE OF RETENTION

SCOPE
EXCLUDES

HK>A

>

» Independent analysis or impact study for Haymarket DuPage

* Quantification of:

 Financial or economic benefits to Itasca from the proposed
Haymarket DuPage

» Potential increased costs to Itasca from the proposed
Haymarket DuPage

» Evaluation of the need for the proposed Haymarket DuPage

15



EVALUATION OF
ECONOMIC IMPACTS -
CONSIDERATIONS

HK>A



EVALUATION OF ECONOMIC IMPACTS

Historical Operations | Proposed Future Use Impacts
Revenues and Current Zoning Haymarket DuPage to be Evaluated

Non-Profit Tax-Exempt
Entity

Taxes

Community
Financial And
Economic Impacts

HK>A

Tax Revenues

Property Tax

Hotel Tax

Food And Beverage Tax
Video Gaming Tax
Sales Tax

Special Service Area 3
Utility Taxes

Jobs

Employee Spend in
Itasca

Consumer Traffic
Tourism Spend

Jobs
Employee Spend in
Itasca

17

Taxing Bodies, Including:

Village of Itasca,

Itasca Fire Protection District,
Village of Itasca Library,
Itasca Park District,

Special Service Area 3,

Grade School District 10,
High School District 108,
Among Others

Jobs and Wages

Employee Spend

Consumer Traffic

Tourism Traffic

Commercial Contracts and Spend



EVALUATION OF ECONOMIC IMPACTS

Historical Operations | Proposed Future Use Impacts
Costs and Current Zoning Haymarket DuPage to be Evaluated

Municipal /
Governmental
Services

Emergency
Services

School District

HK>A

Use of Municipal
Services

Use of Emergency
Services

No Students

Use of Municipal
Services

Use of Emergency
Services

Possibility of Students

18

Change in Number of Employees
and Associated Service Costs

Change in Use of Emergency
Services

Costs and Funding

Impact on Schools and Funding



ECONOMIC IMPACTS

W, Economic Impacts

Orviramn: -
In: evaluaring the econpmic impaces of the propos.

e —— R
al it is impar@n: wo recognize thas it is an adapeive : = = g
ot pew g b
Thse evaluarion sha W the - .
v e pria and evalusee the incremenial I L
change. Typical ecanomic impacts on o munid-

pality indude any incremental
and cost for public servios incleding, police, fire e
changein

ami schoels, along wich any increme:
the amaount of reverues generared such as property
taees, food and beverage sales roes and hotel wax.

Tormpages anticipared for the praposed change

'I.lt"l l\.|kx||l\)\l\||\- Ginen +
Gruen & Associars. Thrrssylesof that repart s
and the amicipared impacts are 53 ired at the
end of this seexivn

this amoane from the prapery s nll\. Thiks
amount represents less chan 0. V‘vol the ol prog
\mhm‘ul L“Li.|1\f|
of the bid

Prowsary Tax bmect;
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of this removal of the property from the s ol

is negligible.
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ammanyg the st fveiiners frivndy cammten e i 1 the sputhem bourdary of Hamileon | I]'QH
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he subjecr prapermy generared S1TETEY in prop-

c LN G0 = 112 - 817 - 1DEE
WWW.OKARENTEISIEL.COH
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OKRENT KISIEL REPORT

In evaluating the economic impacts of the propos-
al it is important to recognize that it is an adaptive
reuse and not new construction on vacant land.
The evaluation should take into account the im-
pacts of the prior use and evaluate the incremental
change. Typical economic impacts on a munici-
pality include any incremental difference in need
and cost for public services including, police, fire
and schools, along with any incremental change in
the amount of revenues generated such as property
taxes, food and beverage sales taxes and hotel tax.

19




GRUEN GRUEN + ASSOCIATES REPORT

THE ECONOMIC IMPACT OF THE PROPOSED
HAYMAREKET DUPAGE ON THE DUPAGE COUNTY ECONOMY

CHAPTER V
METHODOLOGY AND DATA INPUTS

METHODOLOGY

The econamic impacts within DuPage County genemted by thy
presented in this repon are presented in teans of:

1. Employment (full-time and part-time jobs);
2 Eamings (wages and salades, benefits, and
3. Output (vahse of all goods and services

e 1. “Direct” effects are those that result from the expenditures made by Haymarket DuPage
directly for its operations and maintenance activities;

The economic impacts attributahle 1o pay: non-paymll, ar
estizated wsing RIMS I mubipliers prodyéed by the United St
Tonpus t-ou iy lripliess provide iy toolof inter-induws
indusiry sectors within a gven geo, e area of stady -in dhis

Ve ane et e ccoomybomne i potimnecne| 20 A0MAIrECt” effects are the new economic activities that occur due to the direct expenditures of

or services, firne and institutipfs in related indusides will also ex| ; ; . . A
ptiech, Tl o ol il el o Haymarket DuPage. These effects are primarily due to the spin-offs in industry sector-to-
al}x:_: Eirrrs ]os:.alcd in e same region, a3 c(.u_:lmlc?i with the pu - = = - =
kiare s Muigies m dacag s s g industry sector demands that follow from the initial direct spending; and
Ikelibood of tighter linkages within n.}itugim,, ar in other wor|
provided by Giber busineses wiin the regon Decmuse son
economy, mltiplier effect & smaller tan these for brger o

ol 3. “Induced” effects are the results of spending on wages and salaries for employees and non-
Thy Tellowing explains the three coeflident effects: . - . 5
1 "Dier eecs s the that st the xpends payroll expenditures that generate new household income and associated proportionate re-

2 “Indirect” effects are the new economic activities that oe,
Haymarket DuPage. These effects am pamadly due to
industry sector demands that follow from the initia] disect ¥y P

spending and employment. These are industry sector-household spending effects.

3. “Induced” effects are the ol spending on wages and salaries for employees and non-
payroll exj s Lhat genente new bousehold income and ssodsted proporiomite re-
ity and employment. These are indusiry sectorhowebold pending effects.

The mudiiplier i the eoefficient that rebtes the magnitnsde of a disect economic impact 1o 2 towl
econormic imspact that inchedes both direct and indirect (induding induced) impacts. An employment
muliplier of 1.2, for example, indicates that for every 10 jobs directly supported by an actvity ar
event; an additiom] two jobs are created esewhere in the loeal econcemy due 10 industry-1o-industey
purchnses and the re-dreulation of wages and sibries paid 10 employees.

GRUEN GRUEN + ASSOCIATES Pace | 17
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ECONOMIC IMPACTS — UNIQUE CIRCUMSTANCE»

 Benefits will be widespread
* Costs will be isolated to Itasca

 Analysis has not evaluated whether
Haymarket DuPage will bring residents
to Itasca

« Haymarket DuPage’s experts have not

evaluated the full potential impact

Woodridge
{Darien
Bolingbrook =i
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ECONOMIC IMPACTS — UNIQUE CIRCUMSTANCE»

Historical Tax
Revenue Generated

Adaptive Re-Use

Not Vacant Land Requires Zoning Change

HK>A



SUMMARY OF OPINIONS
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SUMMARY OF OPINIONS

% Haymarket DuPage’s Impact Studies:
» Fail to achieve the stated objective
« Misrepresent historical tax revenue
« Overestimate potential financial and economic benefits to Itasca
« Underestimate potential costs and impacts to Itasca

* Provide inconsistent and conflicting conclusions

HK>A g



SUMMARY OF OPINIONS

% Opinions consider the reports and testimony provided by:

Mr. Robert O’Connor — Itasca Director of Police

Mr. Craig Benes — Itasca District 10 School Superintendent
Mr. Jim Burke — Itasca Fire Protection District Chief

Mr. Bruce Moeller — Fitch and Associates, LLC

Mr. James Dominik — Polaris Public Safety Solutions LLC

HK>A .




DETAILED OPINIONS
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HISTORICAL DEVELOPMENT TAX REVENUES )

Tax Revenue Holiday Inn Proposed Future Use Incremental Impact
Source FY 2014 — FY 2019 Haymarket DuPage of Lost Tax Revenue

Property Tax $1,031,883 ($1,031,883)
Hotel Tax $483,419 $o ($483,419)
Video Gaming Tax $24,520 $0 ($24,520)
Food and Beverage Tax 21,352 $0 21,352

Total $1,561,173 $0 ($1,561,173)

HK>A -



TAXING BODIES

/7

% Distribution of Property Taxes

Taxing Body Taxpayers Impacted

Village of Itasca Yes
Itasca Fire Protection District Yes
Grade School District 10 Yes
High School District 108 Yes
Special Service Area 3 Yes
Village of Itasca Library Yes
Itasca Park District Yes
Others Yes

HK>A »



TAXING BODIES

Evaluated by Haymarket DuPage Experts

Taxpayers Teska Gruen Okrent Kisiel
Taxing Body Impacted (Mr. Hoffman) (Mr. Gruen) (Mr. Kisiel)

Village of Itasca Yes Yes Yes Yes
Itasca Fire Protection District Yes Yes Yes Yes
Grade School District 10 Yes No No No
High School District 108 Yes No No No
Special Service Area 3 Yes Yes No No
Village of Itasca Library Yes No No No
Itasca Park District Yes No No No
Others Yes No No No

HK>A g



IMPACT STUDIES FAIL
TO ACHIEVE STATED
OBJECTIVE

HK>A



W, Economic Impacts

Orviramn:
In: evaluaring the econpmic impaces of the propos.
al it is impar@n: wo recognize thas it is an adapeive

change. Typical ecanomic impacts on o munid-
pality indude any incremental i
and cost for public servios incleding, police, fire
and schoels, along wich any incremenaal change in
the amaunt of revernies genenated such as property

I s el for the proposed change
5 e det a report presaned by Groen +
Gruen B Associares.Fhe resulesaf thar report lsx

and the amicipared impacts Tesgmmarieed at the
end of this seexivn

Prowsary Tax bmect;
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As men-
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ncial uses®
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HK>A

rrn‘zurm'fw Feing
ammanyg the st fveiiners frivndy cammten e i

i oot s
this amowne from the prapeny ux il Ilu.
amount represents less chan 0. V‘vol the ol prog
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STATED OBJECTIVE — OKRENT KISIEL REPORT

In evaluating the economic impacts of the propos-
al it is important to recognize that it is an adaptive
reuse and not new construction on vacant land.
The evaluation should take into account the im-
pacts of the prior use and evaluate the incremental
change. Typical economic impacts on a munici-
pality include any incremental difference in need
and cost for public services including, police, fire
and schools, along with any incremental change in
the amount of revenues generated such as property
taxes, food and beverage sales taxes and hotel tax.
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GRUEN TESTIMONY

IN THE MATTER OF: HAYMARKET DUFAGE, LLC
Report of Procesdings - 11/042020 Fage 21

1 it wasn't relevant to the analysie and ressarch we

2 undertook.

3 Q. Okay. So before we go cn to my next

4 area of guestioning, I'm juet curious, are you aware
5 of what the current permitting and zoning of the site
3 at issue is as we sit here boday?

7 W Not -- I was mot hired to do a =oning

a analysie or render legal opinjiefis g

14 Q. All right. So just to be clear, so what

9 the zoning. I wae hiredto lock af

10 | economic impacts—aAnd 1'll leave § g g the property is currently zoned as has no impact or

11 studied i nd are familiar with th

12 | the-etatus of zoning property - o 1§ no relevance to your analyasie; fair?

1 which ie irrelevant to what I was 3

14 Q. All right. So just td 3 -I| .P.. ﬁrEI—!r.- fE.ll'

15 the property is currently zoned as

16 no relevance to alyaie; fair?

A wery fair.

1a ME. DI NOLFO: ©Okay. 5o I think you hawve

19 submitted it, and it's been admitted in his report as
20 part of your submissicm, I think, Exhibit 41. 8o if
21 I could hawe that put up cn the screen. I have a

22 couple guestions.

23 ({Haymarket Exhibit ®Wo. 41 identified.)

24 MS. O'KEEFE: I actually was going to

HK>A »




reveniue, however, comprises: s than a

Llur\ﬁllx;.-u:wu.m- fioe porveenn

The mpdest peduction in propercy
sR1TR DM (2018) due o the soquidtion of e
progperty by an prific cramier 18 mane than
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less tham 9 hundredihes of a percent
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i, Tax IeaccT:
Prior o the purchas: of ¢ ay T by Hay-

Finally it is questiorable as w whether the loss in
any prapety rax revenues pererared by the prior
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Llu\-‘,',-__ulig:m has |r|||.||n.|\| the propery. aned mia
mvont-fior prcéic enciry, would noc pay property taes
whether they pursued the propessd divdopment
or miot, The same can be said for any loss in sakes
raees, food and beverage s, video gaming raves,
and barbe] taus disousod bow,

i
ml the Eaglewood Rescer and Spa ar Eaglewaod
ol Cluih ar thee snuthweest reaches of lmsca. To
119 tocaled $1.243.570,
et part of the povernmers
ctivities fund, but rather are a part of a separace
thind thar is used ro func civic ovents and el

s the botels oo
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penerated. limived sales raes
cupancy rate bad been in de
penenated from these mes.

Fond e heverape raves and
make up a miniscule amount of che
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i 2019, che formser Halidsy Inn generaned
teriunte] e revenes. Ar s peak i gener-

It is not kenown whither any projected boss in ho-
tel tax revenue winikl be mealived because the de-
gard fior horel sooms ssrishad by the Faoliday Inn
ed by the remaining four hovels. [

g any boss in hoged tan idencified

shusled b oy
will he more than offe:
new planned Holida

constncrian of the

Bridge Taine developsment rel
od to generai: mon: than $
reveniss aoconding o doumenes submdied o che
Village of lrasca by the spplicant for the develap-
mene.

Soroos, Poucs, Fre anc EMS Costs
Along with the pasibd
nee-for-profir-srans, aher economic impacts can
include the com of services sach as schook, palice,
fire prrotection and emerge

jract of godverdon

oy medicsl services,

OKRENT KISIEL REPORT

Finally it is questionable as to whether the loss in
any property tax revenues generated by the prior
hotel use should be considered as an impact as
the applicant has purchased the property, and as a
not-for profit entity, would not pay property taxes
whether they pursued the proposed development
or not. The same can be said for any loss in sales
taxes, food and beverage taxes, video gaming taxes,
and hotel taxes discussed below.

33




OKRENT KISIEL REPORT

Statement:

“[I]t is questionable as to whether the loss in any
property tax revenues generated by the prior hotel
use should be considered as an impact as the
applicant has purchased the property, and as a not-
for profit entity, would not pay property taxes

whether they pursued the proposed development or

not. The same can be said for any loss in sales taxes,

food and beverage taxes, video gaming taxes, and

hotel taxes...” (p. 18)

HK>A

34

Detailed Criticism:

» Identifies project as an adaptive re-use
and not new construction on vacant land

 Analysis does not offer a complete
evaluation of past and current use

 Analysis does not evaluate incremental
change to the proposed use

» Mr. Kisiel contradicts his own opinion of
the goals of an economic impact study



IMPACT STUDIES
MISREPRESENT
HISTORICAL TAX
REVENUE

HK>A



TESKA ASSOCIATES & OKRENT KISIEL REPORTS

Statement Detailed Criticism

Teska Report (p. 4) Per the Village’s Financial Statements:

» 2015 Hotel Taxes: $72,000 * 2015 Hotel Taxes: $126,357

» 2018 Hotel Taxes: $44,000 2018 Hotel Taxes: $51,403

Okrent Kisiel Report (p. 16) « Simply references historical amounts from one single year for the

. various types of tax revenue
“The subject property generated

. . * Does not quantify or project potential impact of tax loss
$178,780 in property taxes in 2018.”

» Does not provide insight as to how relevant taxing bodies will be
affected

HK>A 2



TESKA ASSOCIATES REPORT

Statement:

“The Holiday Inn has also produced less hotel tax
revenue than would be expected. In recent years,
a significant percentage (over 50%) of their
business has been extended-stay and, as such,

exempt from hotel taxes.” (p. 3)

HK>A
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Detailed Criticism:

» No support or analysis provided

 Raises allegations of hotel underreporting
and underpaying hotel tax revenue to
Itasca

» Hotel was not licensed to operate as an
extended-stay property



OKRENT KISIEL REPORT

Statements:

“As a hotel use, the property generated limited
sales taxes. As the hotel’s occupancy rate had
been in decline, so had revenues generated from

these taxes.” (p. 18)

“It is not known whether any projected loss in
hotel tax revenue would be realized because the
demand for hotel rooms satisfied by the Holiday
Inn could be absorbed by the remaining four
hotels.” (p. 18)

HK>A »

Detailed Criticism:

» No support or analysis provided

* Does not quantify or evaluate incremental
impact of sales tax revenue loss

« Improperly suggests hotel tax revenue loss
from the Holiday Inn is not relevant to
impact study



OKRENT KISIEL TESTIMONY

IN THE MATTER OF: HAYMARKET DUPAGE, LLC

Report of Froceedings - 12M3/2021 Fage 125
Q. What does that mean?
A. That relatee to basically the population

coming and going to the site

Q. S0 with that statement, did you at

A. Correct.

Q. Did you analyze the property tax iasue
incrementally or as a one-time annual contribution
to the tax base?

A. When you say "incrementally,™ what do
you mean by that?

Q. Well, did you analy=me the -- basically
the extended impact of diminished or nonexistent tax
revenue from the subject property, or did you just

look at it for a one-year period?

A. I looked at it from t

=year period, yes.

13

14

15

16

17

18

15

20

21

22

23

Q. Did you analyze the property tax issue
incrementally or as a one-time annual contribution
to the tax base?

A, When you say "incrementally," what do
vou mean by that?

Q. Well, did you analyze the -- basically
the extended impact of diminished or nonexistent tax
revenue from the subject property, or did you just
lock at it for a one-year period?

A, I looked at it from the most recent

year, the one-year periecd, yes.

Q. And with regard to the facility as it

HK>A
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IMPACT STUDIES
OVERESTIMATE
BENEFITS TO ITASCA

HK>A



TESKA ASSOCIATES REPORT

Statements:

[A]dditional employees will likely visit local
restaurants, and shops, and buy gas on their daily

commute to and from work. (p. 5)

Increase in the number of jobs and increased wages
is expected to have a ripple effect on the local

economy. (p. 7)

HK>A .

Detailed Criticism:

 No analysis, quantification, or support
provided

» No support to isolate benefits to Itasca

e Qverstates economic benefit of additional
workers

» Assumes 100% staffing from start-up, no
ramp up period assumed



GRUEN GRUEN + ASSOCIATES REPORT

Statement:

“Assuming on average 163 workers spend $5 per
day on conveniences and necessities would
produce an annual sales estimate of $297,475. At
the 1.5 percent tax rate (one percent municipal
sales tax and 0.5 percent non-home rule sales

tax), this would produce sales tax revenue of

$4,462.” (p. 4)
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42

Detailed Criticism:

Unsupported assumptions
Assumes 100% staffing from start-up

Assumes 163 employees will be on site 365
days a year

Assumes all Employees will spend $5
every day, in Itasca

Assumes all jobs are new jobs

Assumes all jobs are staffed by non-Itasca
residents



GRUEN GRUEN + ASSOCIATES REPORT

>

Statement: Detailed Criticism:

“Total utility tax revenue per year is estimated at * Improperly suggests that natural gas and

$13.283.” (b. 4) electric consumption taxes were not
13,263 (P-4 generated previously

* Does not evaluate incremental impact of
utility tax revenue
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GRUEN GRUEN + ASSOCIATES REPORT

Statements:

“The Haymarket DuPage will attract dollars from
outside of DuPage County and spend many of these
dollars within DuPage County on payroll and
operations.” (p. 15)

“The total impacts of Haymarket DuPage operations,
including direct and indirect effects, are estimated at
191 jobs and $10.6 million of annual earnings within
DuPage County. This equates to total annual
earnings of $55,600 per job created. The total
annual output impact is estimated at $27.7 million
in DuPage County.” (p. 16)
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Detailed Criticism:

» Projected benefits are relevant to broader
DuPage County and cannot be isolated to
Itasca

» Overstates impact to DuPage County and
does not consider losses from Holiday Inn

* Irrelevant to evaluation of impact on
Itasca taxing bodies

» Assumes all jobs are new jobs

* Does not consider loss of jobs, employee
spend, or tourism spend, among others



OKRENT KISIEL REPORT

Statement:

“While the population of the proposed use will be
different than the typical business traveller [sic],
the employee population, anticipated to be nearly
twice that of prior hotel use, may be more likely
to patronize the surrounding restaurants and

businesses.” (p.15)
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Detailed Criticism:

 No basis was provided to support this
statement

 No analysis was performed to validate this
conclusion



OKRENT KISIEL REPORT

Statement:

“The modest reduction in property tax revenues
of £$178,000 (2018) due to the acquisition of the
property by a not-for-profit owner is more than
offset nearly tenfold by the development
potential of vacant or under-utilized properties
within Itasca — some currently under

construction.” (p. 18)
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Detailed Criticism:

« Identifies only one year of historical tax
revenue generated by the property and
currently-zoned use

» Does not consider longer-term impact

 Inappropriately suggests that potential,
unrelated developments, are relevant to
the zoning status of the property at issue

« Impact of other developments are
hypothetical and speculative, or in some
instances, many years in the future



IMPACT STUDIES
UNDERESTIMATE
COSTS TO ITASCA
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POTENTIAL FIRE AND POLICE IMPACT

Equipment/Personnel Cost Estimate

Fire District, Fully Equipped Paramedic Unit ~ $300,000
Per Fire Chief = 2 Additional Staff for 3 Shifts/wk = 6 Additional Staff ~ $125,000* 6 = $750,000
Burke

Testimony* Total Year One Cost $1,050,000
Police Three Additional Officers to staff One Shift ~ $100,000 * 3 = $300,000
Department? Police Car ~ $49,000

! Fire Chief James Burke’s testimony, dated 5/5/2021, pp. 26 — 27.
2New officer cost analysis 20190906, New squad cost analysis 20190906; Police Director Robert O’Connor’s testimony, dated 5/5/2021, pp. 129 — 130.
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TESKA ASSOCIATES REPORT

Statement:

Cost to DuPage County of untreated mental
illness and substance abuse disorders is over
$900 Million. Broken down to the taxpayer, that
equates to $1,000 per person. For the Village of
Itasca population of 8,649 — that is over $8.6
Million. The economic savings to the
taxpayers of Itasca from Haymarket

DuPage totals over $2 Million. (p. 7)

HK>A »

Detailed Criticism:

» Misleading and misrepresents research
study

» Research study states the average DuPage
County resident incurs approx. $1,000 per
year in health care, productivity, and
societal costs

» Research study does not suggest direct
savings



TESKA ASSOCIATES REPORT

Statements:

Municipal services “will experience minimal to
no cost to provide services to the Haymarket

DuPage...” (p. 4)

“[1]t is anticipated that the need for [emergency]
services and corresponding expenses to the local
governments will be roughly equivalent to those

currently provided to the existing Holiday Inn.”

(p. 5)
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Detailed Criticism:

 Per Fire Chief Burke, Director of Police
O’Connor, Gruen + Gruen, Okrent Kisiel,
Polaris, and Fitch & Associates there will
necessarily be a cost increase

» No analysis or support provided

* Does not consider difference in function of
a hotel and a substance use treatment
facility



GRUEN GRUEN + ASSOCIATES STATEMENTS

Statements: Detailed Criticism:

“[TThe status of zoning [of the] property...is  Ignores incremental impact of change in

. zoning status
irrelevant to what I was asked to undertake.” 5

(testimony dated 11/4/2020) « Does not consider impact of lost taxes on
Schools, Fire District, Police Department,
or Library, among others

“According to Polaris, Haymarket DuPage is * Mr. Gruen did not consider Mr. Dominik’s
. addendum or supplemental testimony,
estimated to generate 11 to 19 EMS calls per year which revised upward the estimates of the
and seven fire protection service calls per year.” number of emergency calls the Haymarket

DuPage may generate
(p. 12)
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GRUEN GRUEN + ASSOCIATES REPORT

>

Statement: Detailed Criticism:

“On a per resident equivalent basis, General » Overstated Resident Equivalents leads to

Fund dit have d dr1f understated General Fund expenditures
und expenditures have decreased [from 2009 — per Village resident

2019].” (p. 3)
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OKRENT KISIEL REPORT

Statement:

“The cost for providing municipal, police, fire,
and EMS services to the Haymarket DuPage
facility are negligible and do not cause any undue
burden to the Village of Itasca or the Itasca Fire

Prevention District.” (p. 20)

HK>A .

Detailed Criticism:

» Does not evaluate validity of Mr. Gruen’s
assumptions

* Does not qualify “undue burden” for
purposes of Itasca Plan Commission
evaluation of impact

» Does not evaluate capacity and resources
to support or assess undue burden



OKRENT KISIEL REPORT

Statement: Detailed Criticism:

“The study prepared by Polaris Public Safety » Mr. Kisiel did not consider Mr. Dominik’s
addendum or supplemental testimony,

which revised upward the estimates of the
incremental demand and cost for police, fire and number of emergency calls the Haymarket
DuPage may generate

Solutions, LLC (Polaris), evaluated the

EMS services for the proposed facility over that
of the prior hotel use.” (p. 19)

HK>A "



COMPARISON OF
HAYMARKET DUPAGE
REPORTS
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COMPARISON OF HAYMARKET DUPAGE REPORTS

Teska Gruen Gruen + Okrent
Category Associates Inc. Associates Kisiel

Relevance of Current Zoning
(Revenues and Costs)

Relevant Irrelevant Conflicting

Historical Tax Revenue/ Impact of Lost Taxes Misrepresented Not Addressed Not Adequately

(Revenues and Costs)
Zoning Status Impact on Tax Revenue

Economic Benefit to Itasca (Revenues)

Potential Increased Cost to Itasca
* Change in cost, funding, and use of municipal and
emergency services

Comprehensive Tax Impact Study

» Impact on affected taxpayers, municipal bodies,
taxing bodies, schools, jobs, local spending, tourism
spending, among others
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Addressed
Considered Not Considered Considered
Overstated Overstated Overstated
Understated Understated Understated
No No No

56



QUESTIONS?
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