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PRESENT VI A VI DEO CONFERENCE:

BRENDAN DALY, Chair man;

FRANK CARELLO, Comm ssi oner;
LORI DRUMVMOND, Conmm ssi oner;
JEFFREY HOLMES, Conmm ssi oner;
KRI STA RAY, Comm ssi oner;
ANTHONY RUSSO, Conmi ssi oner;

2HDHDD

ALSO PRESENT VI A VI DEO CONFERENCE:
MR. MO KHAN, Village Pl anner;

MS. SHANNON MALI K JARMUSZ, Director of
Communi ty Devel opnent;

MS. AVMANDA MELONE, Recordi ng Secretary;
MS. YORDANA WYSOCKI, Village Attorney;

HERVAS, CONDON & BERSANI, P.C., by

MR. CHARLES E. HERVAS

333 Pierce Road, Suite 195

ltasca, Illinois 60143

(630) 773-4774

chervas@chbattorneys. com
Appeared via video conference on behal f
City of Itasca;

DASPI N & AUVMENT, LLP, by

M5. BRIDGET M O KEEFE

300 Sout h Wacker Drive, Suite 2200
Chi cago, Illinois 60606

(312) 258-3795

bokeef e@aspi naunent . com

and

BOND, DI CKSON & CONVAY, by

M5. MARY E. DI CKSON,

400 South Knoll Street, Unit C

VWheaton, Illinois 60187

(630) 681-1000

mar ydi ckson@ond- di ckson. com
Appeared via video conference on behal f
Haynmar ket DuPage, LLC

of
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ALSO PRESENT: (Cont' d.)

FRANCZEK, P.C., by

M5. JENNI FER SM TH

300 Sout h Wacker Drive, Suite 3400

Chi cago, Illinois 60606

(312) 786-6589

jas@ranczek. com
Appeared via video conference on behal f of
Itasca School District;

JOHNSON & BELL, LTD., by

STEPHEN P. ELLENBECKER

33 West Mbnroe Street, Suite 2700

Chi cago, IL 60603

(312) 984-0221

el | enbeckers@bl td. com
Appeared via video conference on behalf of 865
West Irving Park Road, LLC

OTTOSEN, Di NOLFO, HASENBLAG & CASTALDO, LTD., by

VMR. STEPHEN H. DI NOLFO

1804 North Naper Boul evard

Naperville, Illinois 60563

(630) 682-0085

sdi nol fo@tt osenl aw. com
Appeared via video conference on behal f of
Itasca Fire Protection District.
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CHAl RMAN DALY: | declare a quorum present.
Good evening, everyone. This is
Wednesday, January 13th, 2021. The case before the

Pl an Conm ssion is PC 19-014, continued from| ast

Report of Proceedings - 01/13/2021 Page 5
CHAl RMAN DALY: Ckay. | have 7:00 o' cl ock.
Wl cone to this neeting of the January 13th, 2021,
|tasca Plan Comm ssion. | now call this neeting to
order. WII the secretary please call the roll.
RECORDI NG SECRETARY MELONE: Chai rnman Dal y.
CHAI RVAN DALY: Present.
RECORDI NG SECRETARY MELONE: Conm ssi oner
Carell o.
COW SSI ONER CARELLO  Here.
RECORDI NG SECRETARY MELONE: Comm ssi oner
Dr unmond.
COW SSI ONER DRUMMOND:  Her e.
RECORDI NG SECRETARY MELONE: Comm ssi oner
Hol nes.
COW SSI ONER HOLMES:  Here.
RECORDI NG SECRETARY MELONE: Conmi ssi oner Ray.
COW SSI ONER RAY:  Here.
RECORDI NG SECRETARY MELONE: Conm ssi oner
Russo.
COW SSI ONER RUSSO Here.
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Wednesday, January 6th. The petitioner and owner is
Haymar ket DuPage, LLC. The location is the 860 West

I rving Park Road. The procedures for tonight's
neeting noving forward are as follows: W wll begin
with petitioner calling the foll owm ng w tness,

M. Polach, to speak about the inpacts to property

t axes.

Nunber two, the Plan Conm ssion has
adopted new rul es of procedure which are now in
effect.

Nunber three, we are proceeding
renotely due to COVID 19, and the public may watch
t he proceedi ngs through the Village's YouTube
channel .

Nunmber four, anyone wi shing to nake
public comment will be able to do so after the
presentation of cases. They will need to sign up on
the Village's website.

Nunber five, anyone w shing to ask
guestions of petitioner, Village staff, or other
parties wll be able to do so after the presentation
of cases. The signup formis on the Village's
websi te.

And | ast, nunber six, renote Village

Grove & Associates Reporting and Video Services
(630) 462-0060 www.groveandassoc.com

07:01:

07:01:

07:01:

07:02:



© 00 N oo o B~ w N Pk

N NN NN P B R R R R R R R
A W N P O ©W 00 N O OO M W N B O

HAYMARKET DUPAGE LLC

Report of Proceedings - 01/13/2021 Page 7
staff is nonitoring the video streamng. |If the
vi deo stream ng does not work during the proceedi ngs,
we wll stop and wait until the video streamng is
fixed or reschedul e for another day.

Wth that, | would now like to
invite our Village corporate counsel, M. Chuck
Hervas, for his conmments.

MR. HERVAS. Thank you, M. Chairman. | have
sone brief remarks that -- | do nmake the sane renarks
after -- at the beginning of each neeting, and so if
you' ve listened in before, you ve heard these. |If
not, I'mrepeating this for your benefit.

My nane is Chuck Hervas, and | am
the attorney that advises the Plan Comm ssion in this
matter. This is a |legal proceeding with |egal
significance. A court reporter is swearing in
W tnesses and is transcribing the testinony. This is
not a trial, but we are developing a record of
proceedi ngs before the Plan Comm ssion. This is a
| egal public hearing on a zoning petition.

M/ job is to protect the rights of
the petitioner, any objectors, and the public. The
Pl an Comm ssion will nake findings and a

recommendation to the Village Board. Pl ease
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understand that the Plan Conm ssion is a recommendi ng
body. The Village Board will neke the final decision
on the Haymarket zoning petition.

Due to the pandem c and the
Governor's energency orders, we are unable to neet in
person. A virtual hearing is certainly not the
preferred nethod for hearing this zoning petition.
However, the business of governnent nust nove forward
and a virtual hearing has been approved by state
statute and is used by | ocal governnents across the
state. Everyone is doing the best they can under the
ci rcunst ances.

The procedures used by the Plan
Comm ssion for |arge hearings during the pandem c are
available on the Village's website. The website has
a lot of information, including a conprehensive
st ep-by-step gui de about the hearing. The public
wi || have an opportunity to ask questions and to
provi de public coment at the appropriate tine.

Wtnesses will be presented by the
petitioner and possibly by other interested parties.
Cross-examnation will be allowed only by the
attorneys or anyone who has been legally recognized

as an interested party.
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Finally, I would rem nd everyone
that this is a slow and del i berate process that
creates an appropriate record for a plan comm ssion
hearing. | ask that you please respect this |egal
process even if you do not agree with it.

Thank you, M. Chairnman.

CHAI RVAN DALY: Thank you, M. Hervas. Thank
you for your service in this matter.

The busi ness before the Commi ssi on

this evening is the public hearing on Case PC 19-014.

The request is for a petition for a planned
devel opnent by special use with exceptions and
Class 1 site plan approval all in order to permt a
m xed-use residential and healthcare facility and
ot her accessory uses in the B-2 community busi ness
district at 860 West Irving Park Road.
| wll now entertain a notion to

open this continued public hearing.

COMWM SSI ONER HOLMES:  So noved. This is
Comm ssi oner Hol nes.

COW SSI ONER RAY:  Second - -

COW SSI ONER CARELLG  Second.

COW SSI ONER RAY: -- Commi ssi oner Ray.

COW SSI ONER CARELLO  -- Conm ssi oner
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petitioner, please introduce our witness for this
eveni ng and have that witness sworn in.
M5. O KEEFE: Good evening, M. Chairman and

menbers of the Plan Comm ssion. Bridget O Keefe

Report of Proceedings - 01/13/2021 Page 10

Carell o.

CHAI RVAN DALY: There being a notion and two
seconds, will the secretary please call the vote.

RECORDI NG SECRETARY MELONE: Conm ssi oner
Carel |l o.

COW SSI ONER CARELLG  For.

RECORDI NG SECRETARY MELONE: Conm ssi oner
Dr unmond.

COW SSI ONER DRUVMOND:  For .

RECORDI NG SECRETARY MELONE: Comm ssi oner
Hol nes.

COW SSI ONER HOLMES:  For.

RECORDI NG SECRETARY MELONE: Comm ssi oner Ray.

COW SSI ONER RAY:  For.

RECORDI NG SECRETARY MELONE: Conm ssi oner
Russo.

COW SSI ONER RUSSO  For.

CHAI RVAN DALY: The notion carries. The
public hearing is now open.

WIIl M. O Keefe, on behalf of the
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along with ny co-counsel Mary Dickson here on behal f
of Haymar ket DuPage, LLC, the applicant in this
matter. | would Iike to introduce to you Ken Pol ach,
who is an MAl appraiser and president of Polach
Appraisal Goup. He is preparing to be sworn in, and
then he will give a brief introduction of his
credenti al s.

CHAI RVAN DALY: WIIl the court reporter please
swear in the witness. Thank you, Ms. O Keefe.

(Wtness sworn.)

CHAI RVAN DALY: Thank you. Pl ease proceed.

MR, POLACH Briefly, I would |like to thank
the Comm ssion for allowing ne to speak this eveni ng.
My nane is Ken Polach. [|'ma real estate appraiser.
| have been involved in the appraisal of real estate
for over 50 years.

As way of background, ny education

I ncl udes a bachelor's degree in engineering science
as well as a naster's degree in business
adm ni stration and various courses given by the
Apprai sal Institute as well as other organizations
i nvolved with the appraisal and financing of real
est at e.

|'"'ma state certified general
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appraiser in both the state of Illinois as well as
the state of Indiana. | have conpl eted conti nuing
education classes as required by both the Appraisal
Institute as well as the state of Illinois. | have
served as a conm ssioner on the Weaton Housing
Comm ssion for 18 years, being chairman of that
comm ssion for 12 years.

| have appraised all types of
property during ny career, and as a result of ny
education as well as ny experience, | have achieved
the designations of MAI, SRA and CRA. MAl is the
desi gnation given to those who have the educati on and
the experience to qualify to appraise all types of
properties. The SRA refers to residential
properties. And the CRA is given by the Anerican
Institute of Real Estate Moirtgage Underwiters and
Revi ew Appraisers and is a certified review appraiser
desi gnati on.

During ny career, |'ve appraised all
types of properties; residential, comercial,
I ndustrial as well as special purpose properties. |
have apprai sed these properties in other states as
well as in Illinois, but the vast majority of ny work

has been within Illinois, with a |large part of it
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bei ng within DuPage County havi ng mai ntai ned an
office in DuPage County for nmany, nany years.

Sone of ny clients that we have
served over the years include IDOT, the Illinois
H ghway Authority, DuPage County, DuPage County
Forest Preserve, Metra, Pace, as well as having
apprai sed properties within every nunicipality within
DuPage County. | have al so conpl eted assignnents for
corporations, individuals, attorneys for various
pur poses, including tax appeal work, estate tax work,
mar ket val ue appraisals, condemnati on apprai sal s.

| ' ve perfornmed nunerous inpact
studi es over ny career. That includes studies on
over 50 different types of properties. These include
I npacts on properties such as transitional hones,
shel ters, nursing hones, hospitals, assisted |living
facilities, as well as things such as landfills,
wat er towers, cell towers, power lines, airports, and
hotels. | think that briefly sunmmari zes both ny
educati on and experience in real estate appraisal.

M5. OKEEFE: M. Chairman, | would like to

present M. Polach as an expert w tness and ask that
you accept --

CHAl RMAN DALY: | would love to accept him as

Grove & Associates Reporting and Video Services
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CHAI RMAN DALY: Thank you.
MR. POLACH The first slide is sinply a |ist
of the things that we were asked to do in connection

Wi th this assignnent. These are steps that we take

Report of Proceedings - 01/13/2021 Page 14
an expert witness inthis matter. H's credentials
and experience speak for thensel ves. Thank you.

M5. O KEEFE: Thank you, sir

MR, POLACH |If we can |l ook at the first
slide, please.

M5. O KEEFE: W're going to be referring to
what is Exhibit 22, which is a Power Poi nt
presentation that was prepared by M. Pol ach, which
we would li ke to introduce into the record,

M. Chai r man.
CHAI RVAN DALY: Pl ease do.
(Petitioner's Exhibit No. 22
identified.)
(Petitioner's Exhibit No. 41
identified.)

M5. O KEEFE: And then we would also like to
refer -- we may refer to Exhibit 41 as a fornal
report that was submtted as part of the original
application, but our focus will just be in on the
Power Poi nt this eveni ng.
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that are normal in this type of assignnent. But we
wer e asked to provide an opinion as to whether the
proposed use will dimnish or inpair the value of the
property within the vicinity of the subject property,
and we were asked to anal yze the inpact on other

uses, including residential, within the area. W, of
course, |ooked at the imedi ately adjoi ni ng uses,
which in this case are both commercial and industrial
i n nature.

W were asked to anal yze any i npact
on econom ¢ devel opnent potential wthin the area.
This area is very well-devel oped as of this point in
time, but we still were asked to | ook at whether or
not it would inpact any changes that we would see in
potential econom c devel opnent in the future.

W were asked to anal yze the i npact
on marketing of other properties wthin the areas,;
whet her or not the proposed use woul d deter the
mar keti ng of those properties, and we were asked to
consi der whether the proposed use is planned and to
be operated in a manner that public health, safety,
and welfare will be protected.

The second slide, please. This is

an indication of the proposal that is being requested
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by the applicant, Haynmarket, and what they're asking
Is that the proposed health center be approved as a
speci al use and under the planned devel opnent
ordi nance. Both of these are very famliar to, |I'm
sure, everyone involved, so if we can nove to the
next slide.

And this, again, is probably
famliar to nost people involved. This is just a
sunmary of the subject property. The property is a
former hotel property, its location, its size, which
Is a substantial sized site, and zoni ng, of course,
Is B-2 community business district. The property is
a corner property on the corner of Spring H Il and
| rving Park and has access from Spring Hll. And the
property is inproved with a present unused five-story
buil ding with parking, which was built in 1973.

Next slide, please. This just gives
a location of the property so you can orient where
the property is located in relationship to the
roadway system As you can see, it's located next to
a mpjor interstate. However, there's no i nmedi ate
access at that location. |It's also |ocated on Irving
Park Road, which is a well-travel ed roadway in the

area and in proximty to Route 53 to the west
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provi ding sufficient access to the subject property.

If we could go to the next slide.
This shows the zoning of the subject property, which
is shown as B-2, and it's shown at the general center
of the exhibit. As you can see, the properties al ong
Irving Park Road with simlarly zoned with business
classifications, B-2, B-3, and as you get further to
the east across 1-290, the properties along Irving
Park Road are generally business zoned properties.
And then as you nove off of Irving Park Road, the
zoni ng becones residential. The area to the south
and sout hwest of the subject property is zoned office
research, which allows for business-type uses,
office, as well as industrial uses.

Next slide, please. This is a |land
use plan, which, again, shows the subject property
and the surrounding area. The | and use plan
generally conforms with the existing zoning within
t he area.

Next slide. These are exhibits that
show t he subject property. It's outlined in blue and
shaded in blue, again, showing its relationship with
the adjoining properties. The buildings along Irving

Park Road are separated fromthe subject property by
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the large parking area. This provides a | arge

set back for the subject property both fromlrving
Park Road as well as fromthe adjoining properties.
Simlarly, to the south and to the west of the

subj ect property, there is a significant anount of
open space between those inprovenents.

It al so shows the roadway system
within the area. 1-290 to the east, which is very
significant since it provides a barrier toward
adj oi ni ng other uses as well as a buffer fromthe
adj oi ning uses going to the east. And the properties
to the north are separated fromthe subject property
by Irving Park Road and the overpass. And properties
both to the west, southwest, are separated by an
existing right-of-way. These are shown -- the
right-of-way is shown in the exhibit in the upper
ri ght-hand corner. The property is shown in the two
bott om phot ographs showing primarily the inprovenents
on the subject property, the existing inprovenents.

Next slide, please. This is a brief
sunmmary of sonme of the steps that were taken in our
anal ysis. They include an inspection, of course, of
the subject property and the surrounding area. And

we review a nunber of itens. This includes the
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zoning of the property; the various plans for the
property, the existing building plans as well as
proposed pl ans; various maps show ng the area and the
subj ect property. | reviewed the special use, the

pl anned devel opnent application, the proposed
facility plans. And then, as shown, the various
studi es that have been created by consultants as well
as the village staff.

We al so consi dered various market
data research that we perforned as part of our
assignnment. W |ooked at the nmarket data with regard
to sales within the area of the subject property,

i ncluding residential sales. W analyzed this data,
and after analyzing it and studying it, we arrived at
an opinion with regard to the inpact of the proposed
use on the surroundi ng area, the surroundi ng
properties. And then we prepared a report which has
been submtted to the Vill age.

Next slide, please. Briefly, sone
of the factors that we considered included the
proposed use of the health center. W investigated
the types of uses that were going to occur within the
I nprovenents. Considered the fact that the uses wll

be contained within the existing building. The
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building itself will not be altered in any
significant manner. Considered the access fromthe
secondary road as well as the highway network in the
area. Considered the existing property. As | said,
this is a fornmer hotel property, which is no |onger
being used for a hotel. W considered the fact that
this is a commercially zoned property, and we
considered the prior use of the property. This use
was a use that had becone | ess than viable and,
considering the current COVID situation, has been --
woul d be considered even | ess viable than it was
previ ously.

W considered the fact that the
exi sting | andscaping will be maintained and will be
enhanced as part of the proposed use. Considered the
traffic generation of the existing and the proposed
use. | believe that was extensively exam ned by the
traffic engi neer and has been already testified to.
Considered the fact that the health center activity
Wil belimted to the interior of the inprovenents,
so the activity will not be apparent fromthe
exterior of the building by anyone passing by the
bui | di ng.

The health center will be staffed,
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I ncludi ng security, 24 hours a day, 7 days a week,
and patient transportation will be provided by the
applicant. O course, there will also be
transportation provided by private autos to the
property.

W al so considered the fact that the
| nprovenents are such that if the health center, for
sone reason, should ever close, the property could be
used for comercial purposes as allowed by the
zoni ng. However, wth Haymarket's experience of over
45 years and their experience in operating simlar
facilities, it's unlikely that that woul d happen in
the near future.

Next slide, please. This is a
listing of the generally adjoining properties. The
property to the north is an industrial building that
was fornerly David's Flooring and is now still
operated as a flooring conpany but by a different
corporation nane. To the northwest are industrial
and -- an industrial and commercial building.

To the south is an industrial
bui | di ng, Stephen Gould, which is |located just al ong
the south property line with the subject property.

However, there's a sufficient yard area between the
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two to provide sufficient buffer fromthat use. The
properties |located to the east are separated and
aren't imredi ately adjoining the subject property.
These properties are separated fromthe subject by
the interstate roadway, which is a major factor

wi thin the area.

And across the roadway goi ng further
east is the Springbrook Nature Center as well as
various other uses, including the Village hall and
the police departnent, the library, as well as a
wat er park. The properties to the west of the
subject include a multi-tenant building. The
property at the southwest corner of Irving Park Road
and Spring Hi Il drive is occupied as a toy and hobby
shop. The property to the i medi ate west of the
subj ect is occupied by dass Sol utions.

These are all commercial as well as
I ndustrial uses within the i medi ate area of the
subj ect property. Al of the uses that are in the
I mredi ate area are industrial or commercial in nature
Wi th residential uses being |located further to the
east as well as further to the west beyond the
I ndustrial and comercial uses to the west.

One of the primary things that we
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did in | ooking at the proposed use are the
i mredi atel y adj oi ni ng properties.

And you could go to the next slide,
I f you would. As shown, this is a visualization that
shows the nearest residential properties. The
nearest residential that are facing the subject
property are the ones al ong Route 53, which is just
outside of the quarter mle distance fromthe subject
property. The nearest ones within Itasca are | ocated
to the north and east of the subject property, and
those, again, are just outside of the quarter mle
radi us as shown on this di agram

If we |ook at the commercial and
i ndustrial properties that are |ocated in the
I mredi ate area of the subject, these are properties
t hat have been used in the past both for their
I nt ended purposes; commercial being primarily | ocated
along Irving Park Road with the industrial being
| ocated further away fromlrving Park Road. As you
can see, these uses extend significantly to the south
of the subject property.

And if you go to the north, you are
| ooking at the uses along Irving Park Road, and then

you have the railroad, which provides another buffer,
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whi ch separates the nei ghborhood of the subject
property. The nei ghborhood of the subject actually
woul d probably be defined as the uses south of the
railroad to the east of Route 53 and to the west of
the interstate and extendi ng, as you can see, off of
the aerial to the south.

As we | ook at these uses, those
woul d be ones that woul d have substantial concern
W th respect to what inpact there mght be for those
adj oi ni ng uses. As we | ooked at those uses, we could
see that these uses can still be used. There's
not hi ng about the subject property that woul d
interfere with the present use of these properties.
Both custoners to clients as well as enpl oyees coul d
access these properties; could use themfor the sane
pur poses that they're presently being used for.

Most of the traffic -- as far as
auto traffic, nost of the traffic wthin the area
that would utilize these various properties would be
autonobile traffic. There's very little likelihood
of accessing these properties by foot or by other
nmeans. So the primary node of access for these
properties would be individual autos. This can

continue and will continue wth the proposed use.
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There's not hi ng about the proposed use that woul d
prevent this access.

We al so | ooked at the normal things
that we would | ook for in a study of this type; is
the inprovenent |evel of the subject's property going
to be changed in any significant way that woul d
result in sone type of inpact on the surrounding

properties? And in this case, it's very

straightforward. The building will remain exactly as
it is. There wll be inprovenents nade, of course,
within the property, but these will not be visible

fromthe exterior of the property.

The exterior wll have additional
| andscapi ng, inprovenents to the | andscaping. There
will be a patio area that will be fenced and | ocated
at the rear of the structure. These wll not cause,
I n any way, any detrinment to either custoners or to
enpl oyees or anyone accessing or using the adjoining
properti es.

We al so | ooked at things such as
noi se, dust levels, traffic. The traffic, of course,
has been discussed in great detail. The traffic
engi neer has indicated that there would be no

significant difference fromlevels that had been
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occurring with the prior use. As a matter of fact, |
beli eve he had indicated that there would be |ess
traffic as a result of this use conpared to that
prior use. This is a commercial property and
commerci al zoned property. Any use of the property
Is going to result in sone |evel of traffic.

We | ooked at the separation of these
properties fromthe proposed use of the subject
property. To the north we have a substantial area of
parking. The building itself is set back fromlrving
Park. It's not particularly visible fromthe
frontage along Irving Park Road. It also, as a
result, is set back fromthe various commercial and
i ndustrial uses along Irving Park Road. The property
al so has sufficient setbacks fromthe other adjoining
properties in the southerly and westerly direction.

So we | ooked at these fromthe sane
way that we |ook at the inpact as a result of any of
the types of uses that |I've | ooked at with regard to
I npact. \Wether or not there's sonething in the
activity on the property, the use on the property, or
things that mght spill over onto adjoining
properties, such as noise, |ight |evels, dust |evels,

things of that nature. None of that is going to be
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an issue wth the proposed use of this property.

As a result of |ooking at those
uses, we al so | ooked at what the residential inpact
m ght be. And the only reason that we did that was
because of the concern with regard to the residenti al
I mpact on surroundi ng properties; the property val ue
Issue with regard to residential properties.

Resi dential properties, as we found in nost of our
studies, if not all of them are nore sensitive to
ot her uses than commercial and industrial properties.

Comrerci al /industrial properties are
much nore tol erant of other uses in the area. They
are |l ocated within areas that adjoin each other.
They, as a result, very seldom would have a
significant inpact on the surroundi ng properties that
are allowed under the sane or simlar zoning as the
subj ect property. So as part of our study, we did
| ook at the residential uses in the area to see
whet her or not there would be an inpact upon the
residential uses.

You can change to the next slide,
pl ease. One of the steps that we took in doing this
and | ooki ng at whether or not there would be an

I npact on residential uses was to look at simlar
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facilities that we had found within the area to see
whet her or not they showed any significant inpact as
a result of being |ocated next to or near a simlar
use as being proposed for the subject property.
These are shown or summarized in this slide. They

I ncl ude the Wodridge Interventions property.

And what we did in this study is to
| ook at the average sale prices of single-famly
honmes |l ocated within a quarter mle of the use and
conpare that to the sales -- the average sale price
of hones that are located a half mle -- within a
half mle of the proposed use. And as you can see by
the average sale prices, they're very close. There
Is not a large difference between the average sal e
prices.

And these are hones -- these are
single-famly honmes. That property is adjoining both
single-famly as well as nmultifamly homes and al so
has a nunmber of commercial uses within the area. But
the single-famly hones are located in the area of
approxi mately 250 feet of this use, so they're
substantially closer to that existing use than is
proposed for the subject property, which is |ocated a

gquarter mle fromthe nearest hones.
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The second property that we | ooked
at was the Lutheran Services, social services,
property in Elgin. This is a property that is
adj oi ned by single-famly hones al so, and by
single-famly, these are wwthin 75 feet of that
existing use. This use is an outpatient facility
primarily but it is still advertised as a residenti al
facility. So if sonmeone were purchasing a hone in
the area, they mght consider the fact that this had
been used previously for residential purposes and
woul d have the potential for being done so again. |If
you | ook at the average sale prices, again, for these
properties, they're very close. There's not a |large
di fference between those two aver ages.

The third property that we | ooked at
was the Gateway Aurora property. This property is in
an area that contains a nunber of healthcare uses.

It has a separation fromthe residential uses in the
area. As aresult, there are intervening uses that
woul d buffer it fromthose residential uses, and so
we had to go out to a larger radius to | ook at any
potential inpact. So we included hones within a half
mle of that facility and then hones that are a mle

fromthe facility to see whether or not there was an
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I npact. This one was chosen because of the fact that
it was a simlar facility, and it also is a facility
that is sone distance fromthe adjoining residential
properties in the area, which in sone ways nmakes it
nore simlar to the subject situation, where they do
have residences but they are | ocated a substanti al

di stance fromthe proposed use and are separated from
the proposed use by not only the interstate but al so
a railway and right-of-way.

We | ooked at both the commercial as
wel | as industrial and residential properties in
relationship to the subject property. W see that
not only the ones that we have | ooked at specifically
but a nunber of facilities throughout DuPage County
are | ocated adjacent to various types of uses. These
I ncl ude comercial, industrial, as well as
residential uses. These have existed for a
substantial period of tinme and generally woul d be
seen to have no inpact on their use or the property
val ues.

| f we can see the next slide,
pl ease. | should also say that we have not only
| ooked at those particul ar uses but we have al so

| ooked at two facilities in Chicago. The Rosecrance
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facility on the north side of Chicago, which is a
facility that was established in 20 -- | believe
2013. And that gave us an opportunity to take a | ook
at the potential change that may have occurred as a
result of the establishnment of that use within the
nei ghbor hood.

And what we found in that instance,
was that, in spite of the fact that the facility was
established in that area, significant increase in
property val ues has taken place over the period of
time that that use has been in existence with
apparently no detrinental inpact on the surrounding
property uses or val ue.

We al so | ooked at the Haynmarket
Center in Chicago, which is a large facility which is
| ocated in a well-devel oped area. This facility is
| ocated in an area with substantial commercial as
wel | as residential devel opnent which has occurred
over the period of tinme that Haymarket has been in
exi stence. These properties that have been devel oped
adj oi ni ng the Haymar ket Center include various
comrerci al properties, including banks and
restaurants, offices. A nunber of headquarters have

been established there, McDonald's, Google. So |
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think everyone is famliar with the devel opnent that
has occurred in that area.

It al so includes a school, a
Mont essori school is |ocated across the street from
the existing use, and includes substanti al
residential use and devel opnent wi th devel opnent
across the street of residential uses. And these
properties command substantial prices. | believe the
average price in the area is over 700,000 wth hones
that are selling as high as $4 mllion or nore. So
we did | ook at those exanples of existing facilities
in the area to see whether or not we could see any
existing inpact as a result of these uses.

W al so consi dered ot her
consi derations. The surrounding properties for the
subj ect, the proposed property, are primarily
I ndustrial and commercial in nature, and, as | said,
they're separated fromresidential by substanti al
barriers, buffers, including roadways, railroad, and
ot her comrercial and industrial use properties.

The area is well -devel oped and has
been devel oped for a long period of tinme. The
nei ghborhood is established. There's no immedi ate

i kel i hood of a change in the uses occurring within
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that area. It would be expected that the properties
in the area would continue to be used for conmmerci al
and industrial uses simlar to those that are
occurring presently. The proposed use wll not alter
the potential devel opnent of the area. Again, the
area is primarily developed at this stage, and it's
unl it kely that there will be significant
redevel opnent. So the proposed use will not
interfere with any potential changes in use in the
subj ect area.

The property has been desi gned,
| ocated, and will be operated to protect the public
heal th, safety, and welfare. This is an organization
t hat has been in existence, again, for 45 years; has
been working on protecting exactly what it states,
the public health, safety, and welfare. It's a
nonprofit organi zation that has shown a history,
probably greater than any other sim/lar organization
within the area, of doing that. So |I'm sure that
they will continue to do so at this facility and
there's no reason to believe that they would not.

The property woul d have enhanced
| andscaping included in the design. This is one of

t he changes that would occur with the property, but
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publ i shed studies of simlar uses and their inpact on

adj oi ning properties. One of the studies that had
been referred to in literature that had been passed
out in connection wth the application was a study
that was prepared in the area of R chnond, Virginia.
And it studied the surrounding property val ues, the
val ues adjoi ning a substance abuse treatnent center.
This was | ooked at because of the
fact that it had been brought up, it had been shown
in information that had been passed around, and it
did show in their study that hones adjoining these
uses had a negative inpact of approximtely 8
percent. It also indicated that properties within

the area of a treatnent center, if it was a net hadon

Report of Proceedings - 01/13/2021 Page 34
these are mnimal and woul d not affect the use or the
val ues of adjoining properties.

Next slide, please. | think we nmay
have m ssed one sli de.
M5. O KEEFE: | didn't have that.
MR. POLACH: You didn't have that?
MS. O KEEFE: No.
MR. POLACH  That's okay.
One of the other things that we had
done in connection with our work was to | ook at

e
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clinic, would potentially have an inpact on property
val ues of 17 percent. So we |ooked at that study to
determ ne how that would apply to the subject
property, since it does show that there could be a
potential detrinental inpact to residential property
val ues.

And one of the things that we noted
with regard to this study is that the properties that
were studied were within an eighth of a mle of these
uses. Eighth of a mle is 660 feet. This is
significantly |less than what is proposed for the
subj ect use. The subject use is a quarter mle from
any residential properties and is separated from
t hose properties by, again, a substantial roadway as
well as Irving Park Road and the railroad
right-of-way. So the subject is substantially
different fromwhat is shown by this study.

The study al so concluded that the
di fference occurs with regard to distance fromthe
use, so they | ooked at how far fromthe use a
potential inpact would occur. And as they noved
further out, any inpact that did occur dropped
substantially. Another difference with the study was

t hat when they had | ooked at those that caused the
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greatest reduction, it was the ones that were
adj oi ni ng net hadone clinics. That's a different typ
of facility than is being proposed for the subject
property, and Dr. Lustig could probably comment on
that nmuch better than | could. But what is being
proposed woul d not be considered a nethadone clinic,
so what we're | ooking at was the | ower |evel of
I npact, should there be an inpact. And this was a
study that was done at -- in an area that contained
29 centers and was done in 2014.

W al so | ooked for other studies
t hat had been done which al so addressed whet her or
not there's an inpact on residential properties as a
result of these types of uses. And we did |locate a
nore recent study that was done in January of 2019.
This was a study that used a different nethod of
establishing the relationship of the property val ues
with the location of a treatnent center. This study
was a larger study. It included a |arger nunber of
properties. It included an average of 54 treatnent
centers that were studied.

And this study |ooked within a
radius of .2 mles versus .2 to .4 mles. Again,

the .2 mles, which they used as the area that could

e
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be inpacted as a result of proximty to a treatnent
center, is less than the di stance the nearest
residential properties are to the subject property.
And then this study | ooked at the prior study, the
2014 study, and commented that the 2014 study used a
nmet hodol ogy that is |ess acceptable in current
studies. And this study, after |ooking at that prior
study and conpleting their own study of uses -- and
this was done in the Seattle, Washington area --

I ndi cated that there was no evidence that treatnent
centers affect property val ues.

Now, we | ooked at these studies, and
| think the nore inportant thing is to | ook at the
specific location of the subject property. These
studies were done with regard to single-famly
residential/residential properties that were in
cl oser distance, proximty, to these treatnent
centers than the subject property. Again, the
subj ect property is well-insulated, well-buffered
fromany inpact as a result of the proposed use.

I n concl usi on, we concluded that --
|"msorry, if you could go back there. | would like
to just quickly hit on sonme of those factors that are

shown. W conducted a study to determ ne whet her or
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not -- I'msorry, could you go back? No, you had the
right one. Nope, too far back.

M5. O KEEFE: Second to the last slide,
pl ease.
MR KHAN:. Ckay, sorry.

MR POLACH That's it. Thank you.

W were asked to determ ne whet her
or not it would cause substantial injury to the val ue
of other property in the neighborhood in which the
proposed use is located or be injurious to property
val ues or inprovenents in the vicinity of the subject
property. Now, we also | ooked at whether or not it
woul d i npact devel opnent potential wthin the area.

So sone of the factors, again, the
physi cal characteristics, the separation, the
roadways, the railroad right-of-way, those are all
part of the location of the subject property and
woul d serve as buffers to adjoining properties. The
bui | di ng setback we tal ked about. It's set back both
fromthe roadways as well as set back from adj oi ni ng
properties. Again indicating that there would be
| ess of a potential inpact.

We | ooked at the existing

I nprovenents, which are suitable. They're very
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suitable for the proposed use and provide a use of an
unused property at this point. W |ooked at the
zoning, which is commercial. The proposed use is

I ncl uded as a special use under the zoning,
indicating that it was felt that it would be

conpati ble with other commercial uses that are

all owed within that zoning district.

The surroundi ng i nprovenents are the
type and character which can coexist and this is seen
with other simlar uses throughout the area that
adj oin both comrercial and industrial uses. Detailed
studies, as | indicated, have shown that the subject
property woul d have no inpact on the existing
residential uses which are |ocated a substanti al
di stance fromthe subject. And we did our own review
of simlar properties, simlar uses, wwthin the area
to see whether or not there is an inpact that is
evident in the market data that is available. And
t hese, again, indicated that there would not be a
substantial inpact on the surroundi ng property
val ues.

The incone | oss or potential |oss,
as it's referred to, is mnimal, as is shown by the

vari ous studi es that have been perforned and have
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been testified to with regard to the various forns of
i ncone that had been produced by the subject
property, which may or nmay not continue with the
proposed use.

The former property's tax |level for
the subject property, which would Iikely have been
di m ni shed as a result of the economc viability --
or lack of a viability of that property, only
produced a fraction of a percent of the total taxes
that are generated fromproperty wwthin Itasca. So
the change, again, is very mnimal.

And we al so considered our
experience in performng inpact studies. As | said,
| have done nunerous inpact studies on various types
of uses using the sane net hodol ogy that was enpl oyed
in this study. And |ooking at ny experience as well
as all of the factors that have been sumarized, |
saw no reason to believe that there would be a
significant inpact on the surroundi ng property
val ues.

If we could go to the next slide.
Just sunmari zi ng the concl usi ons, based on ny
anal ysis of the proposed used and ny experience, it

IS nmy opinion that the proposed use wll not prevent
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the use of the adjoining properties. The
comrerci al /industrial properties can continue to be
used for their current and potential uses, just as
before establishnent of the proposed use. As is
evi denced by the existing uses within the subject
area, we have concluded that the proposed use w |
not inpede the nornmal and orderly devel opnent and

I nprovenent of surrounding property for their
permtted uses.

And based on ny analysis of the
proposed speci al uses being sought by the petitioner,
nmy anal ysis of the existing uses within the subject
area, and ny experience in real estate appraisal, it
is nmy conclusion that the proposed use will not cause
substantial injury to the value of other property in
t he nei ghborhood in which it is located and wll not
be injurious to property values or inprovenents in
the vicinity of the subject property.

Thank you very nuch for your
patience, and | will be avail able for questions.

M5. OKEEFE: M. Chairman, | would like to
ask just one question before we turn it over for
Cross exam nati on.

CHAI RVAN DALY: Pl ease do.
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DI RECT EXAM NATI ON
BY Ms. O KEEFE

Q M. Pol ach, in your expert opinion, would
you consi der the proposed use to be residential in
nat ure?

A Absolutely not. It is not residential in
nature. This use is a health center. |If it were a
residential use, it would be classified under a
residential zoning classification, which it is not.
This is not a residence in the formof a pernmnent
living situation for soneone to live in for an
undeterm ned length of tine. | have seen nowhere in
my experience where a health center such as this
woul d be classified as a residential use.

Q Wul d you consider this a m xed-use
devel opnent ?

A No. It is a health center and that's a
specific use and not a m xed use.

M5. O KEEFE: Thank you, M. Pol ach

CHAl RMAN DALY: Ms. O Keefe, if | may, your
line of questioning right now for M. Polach, | think
| understand where you're going with that |ine of
questioning. But | guess ny question is, based on

M. Pol ach's experience as an apprai ser and not
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necessarily a |l and planner or someone who interprets
zoning law, is that an appropriate |ine of
guestioning for us to lend his previously testified
to experience to this matter based on your two
gquestions?

M5. O KEEFE: Yeah, | definitely think it is,
because he has to consider the nature of uses when he
apprai ses them and so he has seen various -- you
know, over 50 years, he has seen many different Kkinds
of uses, and he has to identify themand identify the
i npact of them And that's why | think it's a very
appropriate question for M. Pol ach.

CHAl RMAN DALY: Ckay. Thank you.

| would like to turn the questioning
over now to the attorneys for the interested parti es.
And if we may start with M. DiNolfo to keep with
tradition?

MR. DI NOLFO Actually, M. Ellenbecker wants
to go first, so I'll defer to him And I'Ill follow
up after him if that's okay.

CHAI RVAN DALY: That is perfectly fine with
nme. Pl ease proceed.

MR. ELLENBECKER: M. Chairman, | won the

armwestling contest so --

Grove & Associates Reporting and Video Services
(630) 462-0060 www.groveandassoc.com

08: 00:

08: 01:

08: 01:

08: 01:



© 00 N oo o B~ w N Pk

N NN NN P B R R R R R R R
A W N P O ©W 00 N O OO M W N B O

HAYMARKET DUPAGE LLC

Report of Proceedings - 01/13/2021 Page 44

MR DI NOLFO | let himwn.

CHAI RVAN DALY: Well done.
CRCSS- EXAM NATI ON
BY MR ELLENBECKER:

Q Good evening, M. Pol ach

A Good eveni ng.

Q |'ve seen your nane pop up over the
years. |It's nice to finally neet you. Before I get
too far down the road and into the weeds of ny
exam nation, | just want to address a few i ssues
directly that you brought up in your initial exam

You indicated earlier that it's
your -- | guess it's your position that the Holi day
Inn, prior to Haymarket's interest in the property,
was not a viable business. Do you recall saying
t hat ?

A | believe | had indicated that there were
Indications that it was not a viabl e business, yes.

Q Yeah. Wiere did you get your information
on which you can base your professional
determ nation? You know, what data or information
did you |l ook at to develop that opinion on your own?

A What | considered was the fact that the

property owners were willing to sell the property,
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for one thing. If it was a very profitable business,
it would have been unlikely that they woul d have been
interested in the sale of the property.

Secondly, it was indicated by the
property owner, | believe, that the incone fromthe
property had been reducing. | think there were
factual statenments with regard to the incone that
I ndi cated that the property was producing | ess incone
over the past few years.

Q Ckay. Did you personally talk to the
former owners of the Holiday |Inn?

A No, | did not.

Q So when you are maki ng statenents about
what the owners said and naybe what the business
nunbers showed, did sonebody tell you what those
nunbers showed? Was it a lawer? WAs it soneone at
Haymar ket ? Where did you acquire this information
about what the owners said?

A. Well, | didn't say that the owners said.
| had not spoken to the owner. And what information
| had gotten was from vari ous docunents that | had
been provi ded probably through the attorneys for
Haymarket. But in addition to considering that, |

al so considered the current situation. The current
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COVID situation woul d make this even | ess of a viable
use for that property.

Q You woul d agree, though, that if the
property renmained a private conmercial property, that
regardl ess of what business was on that, so | ong as
It wasn't a not-for-profit, that there would still be
property taxes owed on that property; correct?

A. There woul d probably be taxes unless, as
you say, it was a non-profit owner that had applied
for and received a tax exenption.

Q Exactly. You indicated earlier also, in
t al ki ng about the Stephen Goul d busi ness on the
adj acent property, you used the ternms -- you
determ ned that there was a sufficient buffer between
860 West Irving Park Road and the Goul d property.

My question to you is why do you
think the buffer was needed between 860 -- or the
proposed use at 860 West Irving Park and the Goul d
property?

A That's another factor that we | ook at.
VWhenever we | ook at the inpact of a use on an
adj oi ni ng property, you |l ook at the distance.
| npacts are very related to distance. |In other

words, in the studies that we' ve seen, the closer a
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proposed use is to another use, the nore potenti al
there is for an inpact. And the further away they
are, the greater the separation, the nore barriers
that there exists between the two properties, the
| ess of an inpact.

Q Ckay.

A. And you find that inpacts drop off
significantly with di stance.

Q Al right. How nuch distance would you
say woul d be required? You've nentioned a buffer
provided by a parking lot on the north. How nuch --
you know, is there that extensive a buffer on the
south side of this property? | think you said
100-plus feet. There's not a 100-plus feet on the
south side, is there?

A As | recall, there's nore than a hundred
feet. | nean, as far as the property line, the
property |lines, of course, adjoin each other and
there are required setbacks that have to be conplied
with., But the existing building is what | was
referring to, and the building is set back
substantially. There's a | arge open-space area
bet ween t he buil di ngs, enough so that there woul dn't

be any potential inpact as a result.
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Q Ckay. You indicated -- and Ms. O Keefe
was aski ng you questions about health center versus
pl anned devel opnent or residential devel opnent. And
you understand that the proposed devel opnent is going
to have 144 recovery hone patients; is that right?

A Yes.

Q And how many of those recovery hone
patients are actually going to receive treatnent on a
dai ly basis?

A That | don't recall offhand. You could
probably ask Dr. Lustig for nore specifics on that.

Q Right. And if a recovery hone patient is
just living in the recovery hone and not receiving
treatnment, you would agree that that person is just
living at that facility; correct?

A They're staying in that facility. It's
not a residential use. It's not like living in an
apartnment. This is a use simlar to a hospital or a
clinic where soneone is going for treatnent for a
period of tinme under a nedical -- under nedical
supervision. So it's different than being a
resi dence, an apartnent, for exanple.

Q Ckay. You know, you laid out all your

expertise at the beginning, and noticeably absent was
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any expertise in the operation, managenent, and
treatnent at a substance use disorder treatnent
facility. You agree you have no expertise in that
area; correct?
A That's correct. M expertise is in

appraisal and in providing opinions wwth regard to
property values, not in the nedical field.

Q Right. And with regard to any of the
activities, the com ngs and goi ngs of recovery hone
patients or outpatients, that's not sonething you
have any expertise in; right?

A. | have no expertise in their treatnent or
the -- their -- I"'mtrying to think of -- | nean, I'm
aware of the traffic, but other than that, the
treatnent facilities and the |evel of treatnent and
so on | have no expertise in.

Q Okay. In your PowerPoi nt presentation,
you had a slide that had "nearest residential" on the
top, and then you had a shaded green circle around
it. Do you recall that?

A. Yes.

Q And you chose to limt that circle to
cover .25 mles; correct?

A. Yes.
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Q Al right. And you would agree that if
we go to the northeast corner of that circle, while
your circle may not touch the nearest residential,
the nearest residential fromthe proposed facility is
about 440 neters; correct? It may not be 400, but it
m ght be 440; correct?

M5. O KEEFE: Wuld you like to us pull up the
page, M. Ellenbecker?

MR. ELLENBECKER: W can.

M5. O KEEFE: For nenbers of the public. They
m ght have questi ons.

MR. ELLENBECKER: Okay. That's it right
there, No. 11. R ght there.

BY MR ELLENBECKER:

Q Can you see the screen now, M. Polach?

A Yes, | can.

Q And if we look in the top right corner --
well, there aren't corners on a circle. But in the
quadrant of that circle, we see that the circle just
barely m sses the nearest residential on the
nort heast; right?

A Yes. That was shown to indicate the
di stance to the nearest residential properties.

Q Right. And you indicated that the
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nearest residential there wasn't, you know, 400
neters away, but when you | ook at this exhibit, the
nearest residential is about 420 neters; correct? |
nmean, it's just right outside the circle; correct?

A Well, the circle is an approxi nmation.
It's drawn fromthe approxi mate center of the
I nprovenents on the subject property. So to be nore
exact than that, | couldn't be. This is just an
exhibit to show the general distance to those
adj oi ni ng properties, not the exact distance.

Q Yeah, that's fair. So if we went from
the property line of 860, instead of the inprovenent
on the property, we would be well within a quarter
mle and be smack dab in that residential area to the
nort heast; correct?

A That's true. But the activity that woul d
take place on that property is not going to be
occurring at that property line. The activity is
within the inprovenents, so that's why the center of
the i nprovenents was used.

Q Well, there's been testinony in this case
al ready that there will be consi derabl e pedestrian
and bike traffic going to and fromthe proposed

facility --
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M5. O KEEFE: (bjection; | don't think there
was any testinony provided that there was going to be
consi derabl e pedestrian and bike traffic. That was
sonet hing that you alleged, but no one's testified to
t hat .

MR, ELLENBECKER: Ms. O Keefe, let ne get ny
whol e question out before you start your objection.
Al right?

M5. O KEEFE: Well, it's an objection --

MR, ELLENBECKER: You objected to the
rel evance of the question.

M5. O KEEFE: Well, then why don't you refrane
it to not use the objectionable phrase.

MR, ELLENBECKER: |'m going to ask ny question
the way |'mgoing to ask it.

M5. O KEEFE: Well, let's hear what M. Hervas
has to say, because we don't have a foundation |aid.

MR. HERVAS. Yeah, let's have a conplete
guestion asked, and then we can deal with any
obj ecti on.

BY MR ELLENBECKER:

Q M. Polach, there's been testinony in

this case that there wll be foot traffic and bike

traffic in and out of the proposed facility. Did you
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at any point factor bike and foot traffic by visitors
and patients alike into your eval uation?

A Yes, | considered that there m ght be
sonme foot or bicycle traffic. | would expect that
that would be mnimal. This property is a suburban
| ocation. Unfortunately, nost people in the suburbs
use their autonobiles nore than any other form of
transportation. And | think the transportation
I npact was addressed by the traffic engi neer and the
fact that there may be sone foot or bicycle traffic
woul d be a very small factor and probably a nom nal
factor.

Q Well, | read your report, and | didn't
see the reference to pedestrian or bi ke anywhere.
Are you telling us now that you did factor in bike
and foot traffic into your eval uation?

A O course | considered it, just |ike any
ot her nmeans of transportation. Yes, that's possible,
but it was so minor that | didn't feel that it was
necessary to address it.

Q You indicated at the start that you have
eval uated over 50 different types of properties;
correct?

A That's correct.
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Q Have you ever done a property valuation
study or inpact study involving a |large nulti-bed
rehab and detox facility?
A. No, |'ve done other types of facilities

that woul d have an inpact. As | said, things such as
transitional hones, shelters, things that would be
considered simlar with regard to any potenti al

I npact. Each property is unique, and | cannot say
that |'ve done one that's exactly the sane as the
subj ect property. But the nethodol ogy that's used
and the factors that are considered are the sanme in
all of these types of studies.

Q Well, but if every facility is unique,
how much can you benefit from|l ooking at non-simlar
facilities and extrapol ati ng your experience from
those onto this unique, very |arge substance use
di sorder treatnent center?

A. Well, first of all, every property is
uni que. So to say you cannot conpare any property to
any other property, isn't -- isn't logical. | nean,
you have to have sone conpari sons.

So what you do is |look at, as |
said, the sane factors that are considered. You | ook

for things that potentially would cause an i npact on
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the adjoining properties. You |look at studies. You
study the patterns of sales, the market data that
have occurred. You | ook at studies that have been
done with regard to these types of properties.

Q Okay. Does your report -- to your
know edge, does your report contain any anal ysis,
opi ni on, or conclusions that a reasonabl e val uer
woul d not believe is justified?

A | believe that anyone that | ooked at the
sane information, had the sane experience that |
have, woul d cone to the sane conclusions that | have.

Q kay. And did you -- did you provide any
appraisal or consulting work for Haymarket with
regard to its purchase of 860 West Irving Park Road?

A. No.

Q Did you consult or provide any services
for Haymarket when it attenpted to get approval for a
much smaller facility in Weaton?

A No.

Q Did you know that Haymarket tried to get
approval for a facility in Weaton?

M5. O KEEFE: (bjection; rel evance.

MR. HERVAS. M. Ellenbecker, any response?

MR. ELLENBECKER: Yeah, the response is |
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beli eve he's a resident of Weaton, he's been on

comm ssions and plan comm ssions in Weaton, and |I'm
wondering, based on that and based on his position
here that it would have no inpact, | wonder if he
knew what the clained inpact was going to be of a
much smaller facility by the sane organization in his
t own.

M5. O KEEFE: (nbjection; this is atotally
different case in a different locality. He was not
retained in any way to eval uate the Weat on project,
so this is irrelevant.

MR. HERVAS: To the extent that the witness --
it inmpacts his opinions in this case, it is -- it is
relevant. And so I'mgoing to allowit.

But, M. Ellenbecker, there's only
so far you can go with that. But you've only
I ntroduced the subject matter at this point, and
let's hear what the wtness has to say. Let's just
say, as you' ve heard before, it's going to be a short
| eash.

M5. O KEEFE: Could you repeat the question,
M. El Il enbecker?

MR. ELLENBECKER:  Sure.

BY MR ELLENBECKER:
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Q Did you know -- as soneone who has been
part of commttees and organi zations in the town of
Wheat on, did you know that Haymarket tried to seek
approval for a nmuch smaller facility in Weaton?

A Yes, | was aware of it. M office is
| ocated probably wthin a quarter mle of that
proposed use.

Q And in the course of your work, you
testify for applicants, |ike you are here, and
obj ectors; correct?

A Yes.

Q And when you're testifying for
applicants, you knowit's in their best interest for
you to either present information that is going to
have a positive or a neutral inpact on the community
in which the proposed facility is going to go;
correct?

A. No, no, when | testify, | testify to ny
wor k, my opinion, regardless of who the client is.

Q Right. But that's not the question I
asked. |If you're representing an applicant,
regardl ess of your process and where you cone out,
you know that from a zoni ng perspective, that

applicant needs to show that the proposed facility
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wi |l have no financial or value inpact or will have a
positive inpact to have the best opportunity to get
their application granted; correct?

A. Well, | believe nmany of the ordi nances
say no significant inpact. But as a general
statenent, yes, if it's beneficial to their
application, then they would present ny worKk.

Q Right. And on the flip side, when
representing objectors, you know that from an
obj ectors standpoint, it's in their best interest
that a denonstrated negative val ue inpact could be
shown; correct?

A Again, | believe that they woul d hope
that that woul d be the case.

Q Right. | nean, | saw one you had done
in, | think, 2012. You represented or were hired by
objectors in MLean County, and you said that the
presence of a gravel pit in that county was going to
decrease adj acent properties by up to 25 percent;
correct?

A | don't recall the exact anounts, but |
did provide an inpact study in that instance.

Q Ckay. Now, you agree that your

assessnents and appraisals are only as good as the
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A He probably wote parts of the report,
yes.
Q kay. So back to the conps. The conps

you selected in this matter included a facility --
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conps or the conparison facilities you sel ect;
correct?

A As far as providing opinions of value,
yes.

Q Yes. And you thought conps or
conpari sons were inportant enough to include in
your Pol ach Appraisal Goup Inpact Study in this
matter; correct?

A. Yes.

Q And with regard to the facilities you
ultimately included in your report, did you or
soneone at your group select those facilities all on
your owmn? O did sonebody suggest those to you?

A. No, | selected them

Q Did you have any conversations wth any
of the people at any of those facilities?

A No.

Q And | notice that your study was signed
by Mark Polach as well. Did he also wite the
report?
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one of themwas a facility in Wodridge; correct?
A That's correct.
Q And you woul d agree that the popul ation
of Wodridge is around, what, 33, 34,000 people?
A Pr obabl y.

Q And you selected a facility in Aurora,;

correct?
A Yes.
Q And Aurora has a popul ati on of over

200, 000; correct?

A That's correct.

Q Al right. And you selected a facility
in Elgin;, right?

A Yes.

Q And El gin has a population in excess of
110, 000 people; correct?

A | don't know the exact nunber, but that
sounds about right.

Q And you al so sel ected Haymar ket West Loop
and Rosecrance, which are both in the Gty of
Chi cago; correct?

A Correct.

Q And, obviously, the Cty of Chicago

has -- what are we up to now? MIIlions of people;
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correct?
A Correct.
Q Al right. And the size of Itasca is
what, sir?
A The popul ation i s sonewhat under 10, 000.
Q Ckay. In the 8,000s; right? Mybe 88,
8, 9007
A. | thought | saw sone nunbers in the 9,000
range.

Q Al right. W'IlI say 9. W'IlIl split the
di fference, 9,500. Does that sound about right?

A Sur e.

Q Okay. Now, what is the size of the
actual facility in Wodridge?

A | don't know the exact size. | think the
nunber of beds was 39.

Q Okay. And when | asked size, that's what
| was referring to, so thanks for going -- | wasn't
| ooking for the footprint. So 39 beds. Do you know
when Wbodri dge opened?

A Not of f hand.

Q Ckay. Do you know what type of range of
servi ces Whodridge Interventions provides?

A Not specifically, no.
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Q Does it just treat adults or does it also
treat adol escents?

A. Adol escent s.

Q Does it do any nedi cal assisted detox?

A That | don't know.

Q And | asked about nedically assisted
det ox, because when you were running through the two
different studies that we're going to talk about in a
little bit, the one from 2014 and the one from
2019 -- at l|least a publish date of '19 -- you talked
about a potential inpact of Methadone or opioid
nmedi cal |y assisted treatnent on property val ues;
correct?

A In one of the studies, they isolated
those and referred to that, yes.

Q Right. And as it pertains to one of your
conps, Wodridge Interventions, you don't know if
they provide nedically assisted treatnent; correct?

A No, not offhand I don't.

Q Did you know that Haymarket plans to
provi de nedically assisted treatnent?

A | believe so.

Q So you woul d agree that | ooking at the

potential inpact on property values for residential
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properties | ocated near Methadone or nedically
assisted treatnment woul d be a reasonabl e conpari son
as it relates to the proposed Haymarket facility;
correct?

A Well, it would be different from
met hadone clinics, and | think Dr. Lustig can
describe the differences better than I can. So
there's a distinguishing feature between the
nmet hadone clinics that were used in the one study and
what's proposed for the subject.

As far as the specific |evels of
treatnment at these various facilities, | do not know
the specifics of their treatnents. But what is known
is that they are addiction treatnent centers, and
this is typically what a purchaser of properties in
the area woul d know.

Q Ckay.

A Very rarely would you find soneone
purchasing a property in those areas that woul d be
able to tell you what |evels of treatnent were being
provided by that facility.

Q Right. But, like you, they could call up
and find out there were only 39 beds in the facility;

correct?

Grove & Associates Reporting and Video Services
(630) 462-0060 www.groveandassoc.com

08: 24:

08: 24:

08: 25:

08: 25:



© 00 N oo o B~ w N Pk

N NN NN P B R R R R R R R
A W N P O ©W 00 N O OO M W N B O

HAYMARKET DuPAGE LLC
Report of Proceedings - 01/13/2021

Page 64

A. | f they chose to, yes.

Q And you woul d agree that the Wodridge
Interventions facility is actually located in the
m ddl e of woods; right? [It's surrounded by trees?

A No, there's sone | andscapi ng, but the
nearest hone is about 250 feet away, which is
substantially closer than any of the residences to
the subject proposed facility.

Q And what's the buffer between Wodri dge
I nterventions and that residential facility?

A As you said, there's sone | andscapi ng,
trees, that are between the two of them

Q Are you aware that M. Dom nik,

Haymar ket's public safety inpact expert, testified
that the Wodridge Interventions was not a suitable
conparison facility as it relates to Haymarket's
proposed facility in Itasca?

A It may not have been suitable for his
pur poses, but he's looking at a different factor than
| am which is, a treatnent center woul d be perceived
by the purchasers of property as that, as a treatnent
center, and they would not generally be aware of the
details of that treatnent.

Q VWhat was the size of Lutheran Soci al
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Services? How many beds?

A. | don't recall what they had previously.
Currently, they are not providing residential
treatnment at that facility. |It's only an outpatient
treatnment. They are still advertising on their
website, if you | ook up their website, so that a
purchaser of property in the area that was
I nvestigating themwould still see an indication of
treatnent, residential treatnent.

However, being an outpatient

treatnent, | | ooked at it, since the subject property
Is also providing potentially -- providing outpatient
servi ces.

Q How nmany outpatients is Lutheran Services

treating per day?

A | thought at any one tine, outpatient,
strictly outpatient, | think would be in the area of
50. But that was sonething you would have to verify
with Dr. Lustig.

Q Al right. And in terns of Lutheran
Social Services -- | can't renenber if | asked you
this -- do you know when that facility was opened?

A Not of f hand.

Q Al right. And then Gateway Aurora has,
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what, about 49 beds?

A. | thought about 44 but in that range.

Q Ckay. And when was that facility opened?

A. Sonetine ago but | don't have an exact
dat e.

Q And is nedically assisted detox provided
at Gateway Aurora?

A. Again, | don't know specifically.

Q And Gateway Aurora is actually |ocated on
a nedi cal canpus; correct? On Mercy Drive?

A Yes, it is.

Q And we talked a little bit about the size
of the proposed Itasca facility. W talked about 144

recovery hone beds, but then there's an additional 96

I npatient treatnent beds considered as well; correct?
A | thought the nunmber was 140, but other
than that, | think you're correct.
Q Ckay. | |l ooked on page 1 of your report,

and it's not a big deal, but | think you have 240
beds; 144 recovery hone beds and 96 treat nent beds.
So if it's on page one of your report, would you
agree wth those nunbers?

A. That's probably nore accurate.

Q You woul d agree that in ternms of size
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alone, right, if we're tal king about nunber of beds
al one, your conps don't conpare to the proposed
|tasca facility; right?

A. No, if you're tal king about physi cal
size, yes. As far as the uses, | would say they are
conparable. These are the sane types of facilities
and they are facilities that are |located in closer
proximty than the residential uses are to the
subj ect property.

Q But you don't know the range of services
offered at any of the conps we've tal ked about at
Gateway Aurora, Lutheran Services, or Wodridge;
correct?

A Not specifically, no.

Q You al so tal ked about Rosecrance and
Haymar ket West Loop, and we indicated those are both
in the city. Do you know how many beds Rosecrance
has?

A | believe that was about 35.

Q And wth regard to Rosecrance and
Haymar ket West Loop, you woul d agree that those are
both in | arge urban settings; correct?

A Correct.

Q And based on your vast experience, you
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woul d agree that property val ue inpacts and ot her
econom ¢ assessnents of proposed uses can vary
drastically between dense urban settings and suburban
settings; correct?

A | f you say they "can," that's possible,
yes.

Q Okay. On page 22 of your report and in
your presentation earlier, you nade reference to the
NBER wor ki ng paper series, substance use di sorder
treatment centers and property val ues, which is dated
2019. Do you renenber that?

M5. O KEEFE: M. Ell enbecker, before we get
into this range of questions, would you mnd if we
took a five-mnute break?

MR, ELLENBECKER: | don't, if the chairmn
doesn't m nd.

M5. O KEEFE: | should have addressed the
chairman wth that.

CHAI RVAN DALY: | agree that a five-m nute
break is appropriate. Thank you for bringing it up.
Let's reconvene in five mnutes, please.

M5. O KEEFE: Thank you, sir

(Recess taken.)

CHAl RMAN DALY: Also, | would |like to thank
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everyone who's involved in this process for their
patience with the fact that we're all dealing with
this case renotely because of COVID and everyone's
patience with each other due to technical issues or
ot herw se. And personally -- this is not fromthe

Pl an Conm ssion -- but personally |I do appreciate
everyone in this endeavor as we're trying to nove
forward, so thank you to all.

And M. ElIlenbecker please continue.
MR, ELLENBECKER: Thank you.
BY MR ELLENBECKER:

Q M. Pol ach, just before the break, | was
referring to one of the studies that you had
nmentioned in your presentation, and it's the 2019
NBER wor ki ng paper series. You recall that paper;
correct?

A Yes.

Q And in that paper, they nmake reference to
| ooking at a directory of all the Substance Abuse and
Mental Health Service Admi nistration's directories.
Did you, as part of your work, do anything or |ook at
any resources fromthe Substance Abuse and Ment al
Heal t h Services Adm nistration?

A No.
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Q Ckay. Did you do any sort of independent
research to try to find a facility sonmewhere in the
United States with -- serving patients to the
magni t ude that the proposed Haymarket facility is
goi ng to service?

A No, | ooking for properties that would be
simlar to the proposed health center in other areas
of the United States would not necessarily be
i ndi cative of the inpact on the surrounding
properties due to the proposed use.

Q And you woul d agree, though, in terns of
the 2019 study -- which | believe you said was better
or better done than the 2014 study -- the researchers
there, the authors there, analyzed data points based
on years that substance use disorder treatnent
centers were opened and cl osed; correct?

A They considered the facilities over a
13-year period, and during that period, yes, there
woul d have been properties that opened and cl osed.
The average, | think, was about 54 facilities opened.

Q Right. And it said, in particular,
substanti al use disorder treatnent centers opening
and closings offer the variation that the authors

used to identify substance use disorder treatnent
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center effects; right? Do you recall that?

A. Well, they would | ook at the inpact on
surroundi ng property val ues of both the opening, to
see if there was any detrinental inpact as a result
of the opening, and then they would | ook at the
closing of those facilities to see whether or not --
I f they cl osed, whether there was an increase in
property values or a change in property val ues at
that point. So they |looked at it from both ends.

Q Right. In fact, on page 20, it says,
“for its SDT nodel, SUDC openings and cl osings offer
the variation that we used to identify SUDTC effects

in our nodel." Do you recall that?
A That sounds correct.
Q Ri ght. Now, your research or conparison

as it related to your conps in Wodridge, Elgin,
Aurora, the city, you used a different nethodol ogy
than that one; correct? You didn't -- you didn't
| ook for openings and cl osings other than the one at
Rosecrance; correct?

A Well, we |ooked for them but we couldn't
find any that had sufficient characteristics to | end
t hensel ves to study. But as you say, we did | ook at

t he Rosecrance facility, which was open, and we were
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able to | ook at the sales there.

What we did was | ook at sales
i mediately in the vicinity of these facilities and
then conpared those sales to sales further away from
the facility to show whether or not there was any
I npact .

Q Right. But unlike the 2019 study
aut hors, other than Rosecrance, your nethodol ogy
I nvol ved goi ng back 24 nonths regardl ess of when the
facility opened; correct?

A Ch, that's correct, yes. They had the
ability to look at a | arge nunber of facilities and
were able to find a nunber of facilities that had
opened and closed, so it allowed themto do that.

Q Right. And -- and, sure, naybe they had
greater resources. But ny point is that w thout
tying -- by only going back 24 nonths and not havi ng
a data point tied to the opening or closing of a
facility in Aurora, Elgin, or Wodridge, your data
m ght nerely reflect what are al ready depressed
property val ues; correct?

A No, because what we were | ooking at was
the effect on a property in proximty to these

treatment centers. And we were | ooking at these
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treatnment centers that are |located as close as 250
feet or, in one instance, 75 feet fromthe treatnent
center and conparing that to properties that are
further away, which would be less likely to have any
I npact as a result and |l ooking at the difference in
prices between those two. So it should -- if there
were an inpact, it should show that in the pricing.

Q And how far out did you go, M. Pol ach,
interns of a radius fromyour conparable facilities?

A The conparable facilities went about a
half mle or a mle in the one instance.

Q Right. And by only going out a mle, you
acknow edged in your presentation that the 2014
study, the effect of substance abuse treatnent
centers on property values in the R chnond netro
area, they denonstrated or identified reduced
property values up to one-and-a-half mles away;
correct?

A. They | ooked at properties one-and-a-half
mles away so that they could determ ne that those
weren't inpacted or shouldn't have been inpacted. So
they | ooked at them | believe, .6 mles, they | ooked
at themone mle, and they | ooked at them a

m | e-and-a-half away as a variable. And they said,
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okay, if properties close by show an inpact, let's
| ook at properties further away to make sure that
there isn't an inpact on those properties. So they
| ooked at those at that distance, and in conparing
those at .6 mles, a mle, and a mle-and-a-half,

t hey showed that there was no difference in their
resul ts.

Q Right. That study, the 2014 study, did
show reduced property values up to one-and-a-half
mles away fromthe facility; correct?

A No, no, what it was showi ng was in
conparison to the properties that were nearby. Wat
they did was study the properties at different
radi uses going further out in conparison to the

properties that were nearby.

Q Ckay.
A The ones that were nearby were the ones
that were -- that they showed had an inpact; the ones

that were within 660 feet of the treatnent center.

Q Well, et nme reduce it to a mle. You
woul d agree the 2014 study showed a reduced property
value within one mle of the proposed -- or the
studied facilities; correct?

A. | don't believe so, no.
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Q Ckay.
A. Again, | think that was used as a
conpari son. \What they were doing was show ng that --
they were testing, in effect, their hypothesis, that
as you go further out, that there would be no i npact

on the property -- no different inpact on the
property val ues.

And that's what they found, was that
they had an inpact within an eighth of a mle, which
was 660 feet, and then they tested it by | ooking at
sales at different radiuses going further out and
found that it verified their study that there was an
I npact near by.

Q Wll, in that study they refer to
Exhibits 5 and 6, which assess the inpact
one-and-a-half, .6, and one mle froma facility, and
they say both exhibits show that hones near substance
abuse centers, treatnent centers, are still
negatively inpacted and by approxi mately the sane
magni tudes. Do you recall that?

M5. O KEEFE: M. ElIl enbecker, would you m nd
referring ne again to what page you're discussing?

MR, ELLENBECKER: Sure, the bottom of page 81

M5. O KEEFE: Thank you. Gve us a second to
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get there. Could you repeat that one nore tine,
pl ease?
BY MR ELLENBECKER:

Q Sure. Page 81, it's at the bottom of
| ast paragraph. The | ast paragraph starts with "as a
r obust ness check."

A. Yes. And what they were doing there, if
you | ook at their exhibit, Exhibit 5 where they show
wthin half mle, a mle, and .6 mles, under the
first variable, they have the rehab center and
one-eighth mle. So what they were doing was
conparing that one-eighth mle radius and the data in
there, and they were show ng that it was about 7.6
percent conpared to properties wthin a
m | e-and-a-half of the treatnent center.

And then in the second instance,
again, they still have that sanme variable factor as
the rehab center at one-eighth mle, but they are
conparing it to properties wwthin one mle. So those
describe the target properties, the control
properties, that they were conparing, and they found
even if they went further out, it didn't affect the
I npact that was shown for properties within

one-eighth mle.
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Q And you see the bottom of page 81,
M. Polach? 1t talks about Exhibits 5 and 6?

A Uh- huh

Q And it says, "we estinate the sane
regressions as Exhibit 4 but confine the sanple to
honmes that are | ocated within one-and-a-half mles,

one mle, and .6 mles of a rehab facility

respectively.” Do you see that?
A. Yes.
Q And it says, "the results are consistent

with the initial pre SCS estimates in Exhibit 4 and,
by extension, the initial ORS estimates in Exhibits 2

and 3. Bot h exhi bits show t hat homes near substance

abuse treatnent centers are still negatively inpacted
by approximtely the sane nmagni tudes." Do you see
t hat ?

A Yeah, that's correct, because what they

were doing, again, is conparing those within 660
feet, and they were using it in the control group
areas further and further out to see if that nmade a
di ff erence.

Q Right. And it says --

A. They're not saying that --

Q Go ahead.
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A Sorry.
M5. O KEEFE: You were saying they're not
sayi ng?
BY THE W TNESS:
A Yeah, they're not saying that those

properties are inpacted. They're using those as the
control group.
BY MR ELLENBECKER:

Q Then it says, "given that this is already
a W t hi n-nei ghborhood estimtion by controlling for
| ocation, the fact that the substance abuse treatnent
center result is robust when the control group is
reduced to one mle and .6 mles indicates that
unobserved spacial heterogeneity is not |ikely
driving the core results of this paper. More
intuitively, this provides strong evidence that the
subst ance abuse treatnent center effect is not sinply
a bad part of town effect.” Do you see that?

A That's correct.

Q Ckay. Now, in terns of the NBER paper,

they made -- well, you' ve heard the termdis-anenity;
correct?
A Yes.

Q VWhat's a dis-anenity?

Grove & Associates Reporting and Video Services
(630) 462-0060 www.groveandassoc.com

08:51:

08: 52:

08:52:

08: 52:



© 00 N oo o B~ w N Pk

N NN NN P B R R R R R R R
A W N P O ©W 00 N O OO M W N B O

HAYMARKET DuPAGE LLC
Report of Proceedings - 01/13/2021

Page 79

A Those woul d be factors that woul d cause a
decrease in property values as a result. | think
t hey gave us a few exanples, such as railroad tracks.
| can't remenber the others, but there were a nunber
of exanples that they used as dis-anenities.

Q And are substance use di sorder treatnment
centers, at least in the literature, characterized as
di s-anenities?

A That's what they were trying to find out.
That was the purpose of the study, to see whether or
not it would be considered an anenity or a
di s-anmenity or what inpact it would have on property
val ues.

Q Right. And, interestingly, on page 10 of

the 2019 study, the authors cite a Brooks, Hunphreys,
and Nowak 2016 study saying the effect of strip clubs
on residential property values in Seattle,
Washi ngton, the sane | ocation that we exam ned using
a SDT nodel, the authors find that club openings and
cl osi ngs have no statistically significant effect on
t he val ue of nearby residences. Do you see that?

A Yes, | do.

Q Now, just using that exanple of a

di s-anenity that was cited in the 2019 paper, you

Grove & Associates Reporting and Video Services
(630) 462-0060 www.groveandassoc.com

08:53:

08: 53

08: 53:

08: 53:



© 00 N oo o B~ w N Pk

N NN NN P B R R R R R R R
A W N P O ©W 00 N O OO M W N B O

HAYMARKET DUPAGE LLC

Report of Proceedings - 01/13/2021 Page 80

di sagree with regard to whether the dis-anenity of a
strip club negatively inpacts property val ue;
correct?

A. Di sagree with what ?

Q Wel |, according to the Brooks, Hunphreys,
and Nowak study cited in the 2019 study conparing
di s-anenities, the conclusion by Brooks, et al., was
that strip clubs have no negative inpact or

significant effect on the value of nearby residences;

correct?

A Yes, | would disagree with that
particular study. | don't know exactly where they
studied or what they studied. | did nmy own study

with regard to adult uses.

Q Ri ght .

A And found that there were inpacts in sone
I nst ances.

Q Yeah. In fact, you testified in front of

t he DuPage County Ad Hoc Adult Business Commttee,
and you said that adult uses can have a profound

I npact on residential property value; correct?

M5. O KEEFE: You know, | need to object. [|I'm
not sure what the rel evance of this is? | nean,
we're not -- that's not the nature of this case, and
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| " m not understanding where you're going with this
qguesti on.

MR, ELLENBECKER: It's not. But, M. O Keefe,
M. Polach said the 2019 study had far better
nmet hodol ogy and was better than the 2014 study. And
|"m pointing out that there are aspects and
assunptions within the 2019 study that M. Pol ach
doesn't even agree wth.

M5. O KEEFE: No, that's not what he's sayi ng.
He said the author --

MR, ELLENBECKER: You made your objection. |
responded. I1'Il live with what M. Hervas deci des.

M5. O KEEFE: This is -- the quote is that
you're saying --

MR. HERVAS. The objection will be overrul ed.
This goes to M. Polach's opinions, and we're going
to his interpretation of the studies and we're
| ooki ng at consistency. W may not have gotten to
t he concl usi on yet, because we don't know
specifically what M. Polach has to say, but the
guestioning will be all owed.

CHAI RVAN DALY:  And this is the chairman, if |
could just weigh in for one second. | understand

that this hearing is being -- | don't want to say
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prosecut ed, because that also is a legal term but
for a lot of people on this call and for the benefit
of the audience, we're not versed in | egal speak.

And | hear a |lot of double negatives in sentences, so
| personally have a hard tinme followng along with
where we are going with these questions. So if
there's a way to possibly sinplify | anguage for those
of us following along, | would appreciate it.

MR ELLENBECKER:  Ckay.

BY MR ELLENBECKER:

Q M. Pol ach, you renenber the question |
asked?

A. No, |"'mafraid | don't.

Q Ckay. Let ne do it this way: The 2019
paper, at |east part of it was based on a prem se
fromthe Brooks paper that said the dis-anenity of a
strip club did not significantly affect the val ue of
near by residences. And you've already agreed that
you did your own study on the effect of that type of
busi ness and you di sagree, because you found that
adult-type entertai nnent does affect property val ues;
correct?

A. Well, first of all, they didn't rely on

the conclusions of that study. They just reported it
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as an exanple of dis-anenities that were studied. So
their conclusions weren't based on that particul ar
study. That was a study on a totally different type
of property. So ny own studies with regard to adult
uses showed a different conclusion than that study.

Q Ri ght .

A. How it conpares to that study, | couldn't
say, because | haven't read that study.

Q In fairness, on page 10 of the 2019 study
wth regard to the Brooks paper, the authors say
“this study is inportant for our work as it focuses
on a dis-anenity that nmay plausibly inpose simlar
costs and benefits on the nei ghborhood as a SUDTC.

So the conclusion in that study was
I nportant to the authors of the 2019 study; correct?

A Only that it showed a simlar type of
study, not the particular use, and it doesn't apply
to specific properties. This only addresses how t hey
perceived their study, how they went about their
st udy.

Q Ckay. Now, on page 15 of your report,
you cite briefly to the public safety inpact report.
You woul d agree you didn't have any part of witing

that report; correct?
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A. O witing what?

Q The public safety inpact report that was
submtted by Haymarket in support of its application
in this case?

A No, | did not wite that one.

Q And woul d you agree that if the findings
of that public safety inpact report were wong and
there is a profound inpact on |Itasca energency
services in Itasca, that that could have a negative

I npact on residential property values in the Village?

A | have no reason to believe that that
study was wong. |If | had information that was
different than that, | would have to analyze it and

see whether or not it changed ny opi nion.

Q Vell, et me ask it this way: |In your
experience, if the perception or the reality is that
a village's energency services are insufficient, you
woul d agree that can have an effect on property
val ue; correct?

A Well, first of all, there's a difference
bet ween perception and reality, and what we're trying
to look at here is reality and determ ni ng whet her or
not it's realistic. Wth regard to the projections

t hat have been made, | have seen not hi ng that
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I ndi cates that the projections are that inaccurate
t hey woul d sonehow affect the opinion that this
proposed facility has no detrinental inpact on
surroundi ng property val ues.

Q Does the quality of a town's school s
af fect property val ues?

A Certainly.

Q And isn't the quality of a school, based
on prospective residential buyers, based on
perception?

A | hope not. | hope it's based on the
actual quality of the schools.

Q Ckay. And how is that assessed by a
proposed residential buyer, if you know?

A. Well, nore currently, they can find
school ratings of the various schools in the area,
how t hey conpare to ot her schools.

Q And if -- and I know you're tal king about
reality. Let's propose that the reality is that the
proposed Haymarket facility is going to make demands
on ltasca's energency services that Itasca can't
neet. |If that's the reality, can that effect
property val ue?

A Well, so far that's not the reality, from
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what | have been hearing and fromthe reports that
|'ve seen. So that's a specul ative question, and |
couldn't answer that w thout know ng what you're
proposi ng woul d be different.
Q So you can't tell nme, based on your vast

experi ence, whether there's an effect on property
value if enmergency services are deened insufficient?

A. Well, again, if they're shown in sone
manner to be insufficient in sone way, | woul d have
to see what that was based on and to what extent, and
that isn't the reality of what |'ve seen and heard so
far.

Q Ckay. And the only thing you' ve heard or
seen on the issue is what Haynmarket's shown you;
right?

A |'ve heard the testinony that has been
given by the consultants that are qualified experts
In their areas.

Q Right. Haynmarket's experts and
consultants; correct?

A No. These are consultants that have been
hired to provide studies and to anal yze these various
I ssues, and, as professionals, | would hope that

they' re providing i ndependent opinions with regard to
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t hei r studies.

Q Right. And those experts, regardl ess of
how qualified they are or not, you understand that
they were retai ned by Haynar ket ?

A Well, they certainly were retai ned by
Haymar ket, and from what | have seen, they are
qual ifi ed.

Q Al right. Wth regard to this NBER
paper, the 2019 study, did you find that study as
part of your work or did sonebody find that for you
and ask you to look it over?

A. | believe | found that in ny research

Q Ckay. And you indicated that it's
centered around an area of Seattle. It actually
| ooked at King's county; is that right?

A | believe that's one of the areas, yes.

Q Ckay. And King's county has a popul ation

of alittle over 2 mllion; is that right?
A. | believe that's approxi mate, yes.
Q In fact, the authors say, "thus our

effects, the effects of our study, are representative
of a large pacific coast U S. city"; correct?

A Yes.

Q Al right. And you would agree that
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Itasca is neither a pacific coast nor a large city;
correct?

A That's true.

Q And you woul d agree that, with regard to
controversi al business projects, that urban areas are
nore |likely to be anenable to having these types of
uses as nei ghbors? As you get further away fromthe
densely popul ated areas, it becones nore and nore of
a factor of having an inpact on the surroundi ng
properties? You agree with that; right?

A Not necessarily. That was their
I ndication fromtheir study and what they were
| ooking at. You have to |ook at the specifics of a
certain location. You cannot generalize to try to
inply that that is the case in every instance.

Q Right. But at |east on page 45 of the
ad hoc commttee on April 19, 2019, you told the
DuPage County Ad Hoc Committee that as you get
further away fromthe densely popul ated areas, it
becones nore and nore of a factor of having inpact on
the surrounding properties; right?

A That sounds correct, yes.

Q Ckay. Did you know that with regard to
the study period in the 2019 study, that housing in
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Seattle doubled in pricing starting in 20127
A. Yes.
Q And that would have an effect on sales
prices' nedian or average; correct?
A Well, that would have an effect on those

nmeasures, but those were the things that the study
took into account when they were providing their
research and adjusting for those factors. So they
took that into account in comng to their

concl usions, not just --

Q Right. And what they also had to take
into account is that at the tinme of the study in
King's county, there was a shortage of affordable
housi ng options; correct?

A. Yes.

Q And the effect of a double in housing
prices, a shortage of affordable housing options, can

|ead to a situation that's i mmune to dis-anmenities;

correct?

A. To sone extent, yes.

Q Seattle, or King's county, also had | arge
corporations there, |ike Amazon, Starbucks,

Nordstrom Cosco, Mcrosoft, Expedia? Conpanies |ike

that; correct?
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A. Yes.
Q And in ternms of the type or size of the

facility that the 2019 study focused on, do you know
what size of a facility they were evaluating as it
related to effect on property val ues?

A They were | ooking at various sizes. It
wasn't one facility. It was nunerous facilities.

Q And | mght be able to help you out.

| f you | ook at page 13 of the 2019
study, it's about smack dab in the m ddle of page 13.
Do you see a sentence that starts with "this nodality
of care"?

A Yes.

Q Al right. And if you go toward the end
of that sentence, it says, "and substance use
di sorder treatnent centers are large in size wth
approximately 88 patients on any given day receiving
treatnent.” Do you see that?

A Yes.

Q Al right. So the proposed Haymar ket
facility is | ooking at 96 outpatient patients al one
per day; correct?

A Yes.

Q Al right. And with regard to commobn
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treatnment, these authors | ooked at common treat nent
that was only going to have a duration of 30 days,
and you recogni ze or know that the Haymarket facility
IS proposing up to 360 days of treatnent?

A No, | think what they were | ooking at was
they had indicated that these were averages that they
had obtained with regard to these types of treatnent
centers. This does not describe the specific
treatment centers that they actually studied. The
treatment centers that they studied were various
sizes. They weren't just 88 patients. Sone of them
may have been | arger, sone of them may have been
smal | er.

Q Ckay.

A. So | think you're m xing averages with
what they studied, which was different.

Q Ckay. Well, I'"mjust readi ng what they
said, and they said, "and SUDTCs are large in size

Wi th approxi mately 88 patients on any given day

receiving treatnent." That's what the authors said;
correct?
A. That was based on cal cul ations from a

survey, which, again, is an average.

Q Right. I'mjust reading -- | read what
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the authors said correctly; correct? And you read
t he footnote?

A. Yes.

Q Ckay. And they characterize facilities
seeing 88 patients a day as large in size; correct?

A Approxi mately 88 patients a day, yes.

Q Right. And Haynmarket Itasca i s going
to -- under the proposal, would see 96 outpatient
patients, have another 144 in recovery, and anot her
96 in intensive inpatient treatnent; correct?

A | "' m not sure of your exact nunbers, but,
yes, it's a significant nunber of patients.

Q Ckay. Also with the 2019 study, they
acknow edged, didn't they, M. Polach, that where the
substance use di sorder treatnment centers were, that
they were routinely situated in areas that were
al ready depressed in terns of val ues; correct?

A | n many i nstances, yes.

Q Right. |Is the proposed area at 860 West
Irving Park Road in an area that you would say is
historically a depressed financial area?

A No.

Q Are the residential areas within 440 to

800 neters of the proposed facility what you woul d

Grove & Associates Reporting and Video Services
(630) 462-0060 www.groveandassoc.com

09: 09:

09: 09:

09: 10:

09: 10:



© 00 N oo o B~ w N Pk

N NN NN P B R R R R R R R
A W N P O ©W 00 N O OO M W N B O

HAYMARKET DUPAGE LLC

Report of Proceedings - 01/13/2021 Page 93

consider to be depressed val ue areas?

A. No.

Q The study goes on to say that -- well,
let me ask this: Ddn't the 2019 study acknow edge
that there were reduced property values that they
connected or associated w th substance use di sorder
treatment centers?

A No, | don't believe so.

Q Ckay. Let's look at page 23, the bottom
of page 23 of the 2019 study. And, actually, excuse
me, that's tal king about the depressed property
values. Let's go to page 28. And specifically the
| ast paragraph on page 28. Let nme know when you're
t here.

A kay.

Q And what they say there is "when we do
not account for endogenous | ocation choice, we find

that SUDTCs reduce residential property values by 3.4

percent to 4.6 percent.” Correct?
A. Yes.
Q And did you nake any sort of assessnent

as to what the effect of a 3.4 to 4.6 reduction in
property val ue, what effect that would have on

|tasca's residential owners?
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A There's no need to. The 3.4 to 4.6 is
what they're indicating is if you don't take into
account location choices. |In other words, if you
| ook at the fact, as you said, that nmany of these are
| ocated in poorer -- or | shouldn't say poorer but
| ower priced areas, if you don't take that into
account, then, yes, the indication is that there's
this 3.4 to 4.6 reduction but --

Q Right. And you told ne a bit ago that --

M5. O KEEFE: Let himfinish his answer,
pl ease.

MR. HERVAS. Let's let himfinish answering
t he question, please.

MR. ELLENBECKER: Sure.

BY THE W TNESS:

A The next sentences says, "however, after
accounting for such location choices through use of
an SDT nodel, we find no statistically significant
evi dence that SUDTC entrance or exits influences
residential property values," which was the
concl usion of their report.

BY MR ELLENBECKER:

Q Right. But you told ne just a bit ago

that lItasca, specifically 860 West Irving Park Road,
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nor the residential areas in Itasca were these
hi storically depressed areas. So we wouldn't be
taking those into account |ike the study did with
their SDT nodel; correct?
A No. What you're looking at is a study

whi ch says there's no inpact on property val ues when
you consider the |ocation factors that are invol ved.
So that does not inply that because you're |ocating
it inltasca that it's going to have an inpact. |It's
just the opposite. It's saying that if you ignore
t hose |l ocational factors or you take those into
account, there's no significant inpact.

Q Right. It says, "when we do not account
for endogenous | ocation choice.”" And when the
aut hors tal ked about "endogenous | ocation choice, "
they were tal king about areas that were historically
reduced in value already by 2.2 percent; correct?

A. Those were the ones that they said if you
don't take that location into account, it shows an
I npact .

Q Ri ght .

A | f you do consider the fact that they're
al ready lower priced in value, then it shows there is

no inmpact. So that would support the fact that if
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you |l ocate it in a higher priced area, there would be
no i npact.

Q Well, we can agree to disagree on that.

But the very next sentence says,
"I ndeed, in our preferred SDT nodels, we can rul e out
declines in property values follow ng SUDTC entrance
| arger than 2.2 to 3.8 percent"; correct?

A Yes.

Q So they can't rule out no reduction in
property value. They're just saying under their
proposed SDT nodel applied in King's county with the
type of facilities they evaluated that they can agree
that it wouldn't be larger than 2.2 to 3.8 percent;
correct?

A. That's correct. And that was --

Q Ckay.

A -- applied to properties that are nuch
cl oser in distance than what is being proposed in the
subj ect instance.

Q Did you do any sort of assessnent to
determ ne the financial inpact on the Village of
Itasca if residential property within one to
one-and-a-half mles of the proposed facility was

reduced by 2.2 to 3.8 percent?
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A No, there was no reason to.

Q Okay. And at the end of this study, the
aut hors understood that this one study didn't answer
all the questions; right? Specifically, they said on
page 30, "future studies are needed in nore areas to
fully understand the effect of SUDTCs on residenti al
property val ues"; correct?

A. OCh, nore studies are al ways needed.

Q Right. Wsat they acknow edged was, even
t hough we found that there was |likely sone reduction,
we can't apply the limtations of our paper to every
region in the country; correct?

A No, just the sanme as you can't apply it
to every instance. You can't apply it to every
property. Each of them are unique.

Q Ckay. And we already tal ked about it a
bit, but the 2014 study was | ooking at the Ri chnond

nmetro area; correct?

A That's correct.

Q And unli ke King's county at over
2 mllion people, R chnond netro gets a little bit
smaller. It's about half that; correct?

A Yes.

Q And what you indicated on there was -- at
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| east out to sone radius fromthe proposed substance
use di sorder treatnent center, that there was a
robust negative inpact on property val ues; correct?

A For properties within 660 feet, they did
I ndicate that their study showed that there was an
I npact .

Q Were you able to find any studies
anal yzing the inpact of a substance use disorder
treatment center treating 240 people on any given day
in atow as snmall as |tasca?

A Not that specific, no.

Q Were you able to find the effect of a
substance use di sorder treatnment center that was at
120 patients on any given day? So in other words,
half the size on a town of just over 9,000 people?

A No, the studies don't get that specific
where you could identify individual properties such
as that. There may be |arger properties and snall er
properties in these studies, but they are not broken
down to that fine of detail.

Q Are you famliar with what a
conprehensive plan is for a town?

A Yes.

Q And | think specifically you use a zoning
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map from-- in your PowerPoint presentation. |t
doesn't have a page nunber on it, but it's called
Figure 4, Land Use Pl an?

A. Yes.

Q And the source for that is Village of
| tasca conprehensive plan; right?

A. Yes.

Q And have you ever read the Village of
| tasca conprehensive plan from 20157

A At |east parts of it, yes.

Q Do you know what the conprehensive plan
spoke to with regard to the area in and around 860
West |rving Park Road?

A. Yes, | believe it called for commerci al
use.

Q Al right. You saw that they said they
should be of a smaller scale and intensity and be
conprised of a mx of uses that does not typically
attract shoppers fromthe |arger region?

A That's correct.

Q Wul d you agree that based on the traffic
study, based on naybe the public inpact safety study,
and your only analysis that Irving Park Road is a key

corridor in and out of Itasca?
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A Yes, it is.
Q kay. And you would agree that the
proposed use of 860 West Irving Park Road is not
retail, dining, or |odging; correct?
A That's correct.

Q And t he proposed use would not serve the
daily needs of the Spring Lake Busi ness Park or
|tasca residents; correct?

A No, | disagree with that.

Q Ckay. You think that Haymarket's
proposed center would serve the daily needs of the
Spring Lake Busi ness Park?

A It may, if there are people in that area
that need the treatnment that would be offered at
Haymar ket , vyes.

Q Ckay. Assuming that no one in Spring
Lake Busi ness Park who cones in to work needs the
treatnent at Haymarket Center, would you agree that
the proposed facility doesn't serve the daily needs
of those peopl e?

A | woul dn't make that assunption. |If you
| ook at the need for treatnent centers, which is
wel | - establ i shed both by the information that has

been provided by Dr. Lustig as well as daily
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newspapers, daily television prograns, daily radio
prograns, the assunption that there's no one in the
busi ness park or in Itasca that wouldn't need this
facility is a pretty big assunption.

Q Well, now you're getting out of your
el ement and, Doctor, you're not a rehab needs

speci alist, are you?

A. Well, no, | think the question was out of
my elenment, no, I"'mnot. But | think to ask ne to
make that assunption, | can tell you that | find that

a very hard assunption to make.

Q Ckay. |I'Il change the question for you,
M. Polach. Oher than soneone in the Spring Lake
Busi ness Park who m ght need Haymarket's proposed
services, would you agree that Haynmarket's proposed
facility would not serve the majority of the daily
needs of Spring Lake Business Park?

A. Again, | think you're trying to split
hairs here. There are people in that area that
probably could use the facilities that woul d be
provided by this treatnent center.

Q Okay. Wiere did you get that information
fron

A Again, it's pretty unusual for ne to
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believe that in a population of close to 10,000 and a
daily population in the area of office workers,

I ndustrial workers, that there's no one that woul dn't
need a facility such as this nearby.

Q Right. And I'mjust asking have you
| ooked at any data or report that tells you that?
That's all |'m asking.

A As | said, the information that |'ve
| ooked at is what you can find in any newspaper, on
television, in any reporting nedia --

Q Ckay.

A -- and --

Q Wul d you agree that the proposed
facility will not broaden Itasca's tax base?

A It depends. |If they are able to achieve
a non-profit status, then it would not broaden the
tax base, that's true.

Q Okay. Well, Dr. Lustig testified earlier
that they intend to seek tax exenpt status. So not
only woul d the proposed facility not broaden it, it
woul d actually decrease it; correct?

A Vel l, the anpbunt of taxes would still be
the sane. In other words, the tax level for all of

the taxing bodies would remain the sane, so it would
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not increase or decrease the tax assessnents.

Q kay. Wuld the Village still be getting
tax revenue from 860 West Irving Park Road?

A. | f they were successful in applying for
non-profit status and were able to achieve that,
then, no, there would not be taxes paid.

Q M. Polach, did you know that Haymarket
first submtted its first application to the Village
of Itasca on, | believe, July 5th, 2019?

A | don't recall the date.

Q If | told you that's when they first
filed an application, can you accept that fact?

A. | woul d assune that that's accurate.

Q And you did an assessnent of property
values in Itasca, and | think it's on page 19 of your
report.

MR, ELLENBECKER: Mo, are you able to pull up
M. Polach's report? Specifically page 19?

MR. KHAN: Yeah.

MR, ELLENBECKER: Yeah, page 19. There's a
chart on that page. There it is.

BY MR ELLENBECKER:

Q You assenbled this report, didn't you

M. Pol ach?
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A Yes.
Q You went out a half mle and one mleg;
correct?
A That's correct.
Q And you did it in 2018, 2019, and 2020,
year to date; correct?
A That's correct.
Q And with regard to average sale price in
the town of Itasca -- and let's |look at half mle.

|f we ook at a half mle, we have, in 2018, 296, 000,
in 2019, 343,000, and in 2020, it's 274,000; correct?

A Yes.

Q Based on your research to date, since
word of the proposed facility through the application
or the Daily Herald or other neans was publi shed,
| tasca has seen the | owest average sale price on
properties a half mle fromthe facility in the year
2020; correct?

A. That was year to date, and it would be
difficult to conpare that to the other figures,
because those were for an entire year, and those may
have been inpacted by COVID

Q Ckay. Well, it's interesting you bring

up COVI D, because on page 19 of your report, if we go
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alittle bit |ower, you decided to cast a net farther
out of Itasca; right? You actually |ooked at sales
t hroughout the Village of Itasca; right?

A. Yes.

Q And you sai d based on that anal ysis of
the whole town that the sal es had an average price of
253,000 and in 2020, it was 251,000, so just a drop
of about $2,000; right?

A. Yes.

Q So if we ook at the whole town, COVID or
ot herwi se, 2020 was a drop of 2,000, and if we | ook
at within a mle, we're |looking at a drop of $46, 000
in the average sale price between 2019 and ' 20;
correct?

A. That's what the figures show, yes.

Q Right. And the figures also show an
equally -- well, alnost an equally steep drop in the
nmedi an sal es price between 2019 and 2020; correct?

A That's correct.

Q And you woul d agree that that drop in
price, nedian or average, between '19 and '20 one
mle out fromthe proposed facility is a greater drop
t han what you found for that same tinme period across

the whole village; correct?
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A Yes.

MR ELLENBECKER: Sir, | think that's all |
have. | thank you for your tine,

THE W TNESS: Thank you.

CHAl RMAN DALY: Thank you, M. Ell enbecker.

Who woul d i ke to cross-exam ne the

w tness next? Wuld that be M. D Nolfo?

MR DI NOLFO | would be happy to go,
M. Chairman, and | think I'lIl be very brief since
M. ElIl enbecker was very thorough.

CROSS- EXAM NATI ON
BY MR DI NCLFO

Q M. Polach, | just have a few clarifying
questions, | think, nore so than getting into any
great detail of your report.

You nentioned sonething to

M. Ell enbecker in cross concerning -- | think he
i nquired of you if you had been able to find any
subst ance abuse treatnent facilities in the suburban
setting anywhere in the country in a simlar size,
nature, and scope of what Haymarket is proposing for
Itasca. And | think you said it would not be hel pful
for you to do that research. D d | hear you

correctly?
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A. Well, what | was indicating is that | did
not | ook throughout the country. | did |ook for
simlar facilities wwthin the DuPage area, and to go
further out to find a facility in another part of the
country in a different state, for exanple, m ght |ead
to questions about whether or not that was really
conpar abl e because of the distance and the fact it
was in a different part of the country.

Q And based on that answer, | guess | don't
qui te understand, then, why would you rely on studies
conducted in Richnmond or in the Seattle area, given
that they are so far renoved from DuPage County in
this case as a basis to help you cone to your
concl usi ons? Because it would seemto have the sane
faults that you would have trying to | ook at
facilities yourself outside of the area?

A No, it's a different circunstance in that
If you're looking for a specific size of a facility
such as what is being proposed here, you're only
| ooki ng at one particular area and one particul ar
size, which may be affected by other factors.

The studi es that were done | ooked at
| arge nunbers. They were able to | ook at hundreds of

property sales and |look at nultiple |ocations to see
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whet her or not there was an inpact. And they

adj usted for |ocation, so they were able to -- by
using larger nunbers, you're able to statistically
show whet her or not there is an inpact or not. By

| ooking at one particular facility in one location in
a different state, you wouldn't necessarily be able
to show what they were able to do by studying these

| ar ge nunbers of circunstances.

Q And | wasn't saying |ook just for one. |
was asking you to find any facilities. D d you
conduct any research outside of the suburban area of
DuPage to see if there's a facility, or facilities
plural, of the sane size or nature that's being
proposed here at Haymarket? The nore nunbers you
get, the nore likely you would be able to use those;
fair?

A That's true. If | had the ability to go
to a | arge nunber of states and conpare them and be
able to make the adjustnents and consider all the
factors that are considered in a study such as those
t hat had been done, that would be fine. W don't
have that ability to do that. |It's not productive to
do that in this instance.

Q Ckay. And | think you were asked --
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under stand that you' ve done nursing honmes and
hospitals. You' ve never -- have you ever done a
report |ike you' ve done here today for any drug
rehabilitation facility as proposed by Haynmarket?
A | don't recall. | have done, as | said,

nunmer ous studi es, over 50 studies. They had simlar
facilities or simlar types of uses that m ght be
considered in analyzing the inpact. Those included
shelters, hal fway houses, transitional hones, adult
uses, as | said. The sane technol ogy, the sane

nmet hodol ogy, is used in studying those as | applied
to this case.

Q | appreciate that. But the sinple answer
to ny case is, no, you' ve never done a drug treatnment
facility simlar to what's being proposed here by
Haymar ket ; fair?

A | cannot recall doing a drug treatnent
facility of the size of the Haymarket facility or in
the sane type of |ocation as the Haymarket facility,
no.

Q Al right. Now, in your report -- and if
you want, it's page 1 of your report -- you state
that the proposed use has been planned to be operated

in a manner that the public health, safety, and
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wel fare woul d be protected. And you touched on this
on one of your slides.

Are you referring to the health
safety and welfare of the Village of Itasca at |arge,
or are you referring to the people that are seeking
and obtaining services at the proposed facility?

A. That woul d be applying to the Village at
| arge and the adjoining properties to the subject
property.

Q And where did you get that the proposed
use planned to operate in that manner that you' ve
just stated? Wiere did you get that infornmation
fronf

A The informati on was obtai ned both from
testinmony that | have heard in the course of these
hearings as well as the docunents that have been
provided with regard to the operation and the
purposes of the facility. So it was based on that
I nformati on.

Q So it's based on the testinony of the
i ndi viduals from Haymarket as well as the docunents
and the exhibits prepared by Haymarket ?

A. No, it was done partially on that. Also

wi th knowi ng their history, having been in the
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busi ness, in effect, of health for 45 years and
running a successful facility for that period of

time, there's no reason to believe that a non-profit
organi zati on woul d do anything other than protect the
health, safety and welfare of not only their clients
but al so everyone else in the community.

Q Do you know t he nunber of police calls
that are required to be dealt with at the Haymarket
facility in the West Loop?

M5. O KEEFE: (bjection to relevance. [|'m not
sure what that would be relevant to with regard to
what you're asking M. Polach and his report.

MR. DI NOLFO The public health, safety, and
wel fare that he testified since they have been in
busi ness for 45 years. | believe | have a right to
see what his know edge about what their business for
the | ast 45 years.

MR. HERVAS. You really need to tie that to
M. Polach's opinion, if it goes -- if that
particul ar piece of know edge goes directly to one of
his opinions. [|I'mgoing to ask you to rephrase the
question or tell us where you're going with that.

MR DI NOLFO  Sure.

BY MR DI NOLFQO
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Q You just shared with nme, M. Polach, that
you base that concl usion about the proposed nanner in
which it's going to be operated on based on the way
that the facility in the West Loop has been run for
the last 45 years; is that correct?

A Partially, yes.

Q Okay. And that's part of the factor that
you consi der for your opinion as to what inpact, if
any, the proposed facility wll have; fair?

A Yes.

Q Al right. So | guess ny question is,
then, do you know the nunber of police or fire or EMS
calls generated by the facility in the West Loop so

that you can cone to that conclusion that you relied

upon?
A No, not of f hand.
Q Al right. Couple nore questions.
I n your report, you list in there
steps you had taken in your analysis. It's on

page 2, if you want to look at it. And you said you
reviewed a consideration of prior studies. Are those
studi es concerning the appraisal of properties in the
area? O are those studies generated by other

W t nesses that have testified here? Page 2, it's
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like the fourth fromthe bottomof the bullet points,
"revi ew of consideration of prior studies.”

A. Yes, that included the studies that are
referenced in the report itself as well as other
studies that |'ve reviewed in connection with this
assi gnnent .

Q Ckay. And kind of going along with that,
M. Ell enbecker touched on this, it's your
understanding and | think you've shared with us that
there's going to be certain activities at the
| ocati on, sone of which would require people to go to
and fromthe facility, those seeking treatnent in an
out patient manner; correct? That's going to be
vehicles, train, bus, walk, bike, whatever it takes;
true?

A. Yes.

Q Al right. Does the manner in which
peopl e are comng to Haymarket for treatnent, can
t hat have an inpact on the valuation of the
surroundi ng property?

A. Yes.

Q Okay. And has Haynmar ket provi ded you any
information as to the nodes of transportation that

t hey expect people to be using to get to their
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facility?
A. | believe there has been prior testinony
Wi th respect to that, including testinony by the
traffic engineer.
Q Al right. So you would agree with ne

that you would rely on what the traffic engi neer said
about the various nethods that people would cone to
and from Haymarket? You would defer to hinf

A | would consider his report. | would
consi der the studies that he has done and the inpact
t hat he has i ndicat ed.

Q Al right. Now, you also include in your
report a list of materials and information that you
considered in your analysis. And it's on the bottom
of page 7 and it goes on to -- close to the bottom of
page 8. And |I'mnot going to ask you anything
specific about it, but these are reports and
docunents that you used in formulating your opinion
as to the inpact; correct?

A. Yes.

Q And for those individuals that have
specialties, like the traffic engineer, the
econom st, you're going to rely on their concl usions

and assune they've done that correctly for purposes
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of your anal ysis?

A. | woul d consider the information that was
provided by the qualified experts, yes.

Q Sure. And obviously you have to assune
t hat what they've done is accurate; true?

A | would ook at it to see if I felt that
It was accurate. Unless | had sone reason to believe
that it wasn't, | would think that qualified
consultants would performtheir job conpetently.

Q Right. And | assune that if you didn't
think it was accurate, you wouldn't rely upon it?

A That's correct.

Q Al right. And one of the other reports
that you relied upon that M. ElIlenbecker touched on
was the Polaris report; correct?

A That's one of the ones | consi dered.

Q Ckay. And | think I understood your
answer, but | want to nake sure. You, yourself, and
nobody in your group did any analysis on the
potential inpact this facility wll have on police,
fire, and EMS;, correct?

A We did not do an independent study. W
are not experts in that area. So we considered the

information that was provided by the experts in that
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ar ea.
Q And you relied solely on the Polaris
report for that information?
A. Well, we have no other information
contesting that.

Q Understood. And you took their
concl usion at face val ue based on their experience?

A. | considered their information, yes.

Q Al right. And you felt confortable
enough that you actually cited it in your report on
page 15; correct?

A Yes.

Q Al right. Now, you understand that
there's going to be other witnesses in this matter
presented by perhaps ne or M. Ellenbecker? Are you
aware of that potential?

A There's that potential. | don't know of
any ot her w tnesses.

Q | agree with you. So far it's only been
Haymarket's case. | agree with you on that point.

However, if there is subsequent
testinony fromother witnesses that calls into
qguestion the nethodol ogy used by Polaris, you would

need to see that informati on because it could inpact
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your opi nion?

A. | would have to see it.

Q And if through testinony from ot her
W t nesses the concl usion reached by Polaris is called
I nto question, you, again, would have to see that
because it coul d i npact your opinion?

A. | would have to see that.

Q Right. You would have to see it because
it could have an i npact?

A It may or may not. | don't know until |
see it.

Q Exactly my point. That's the purpose of
seeing it; it could inpact it, it nmay not; correct?

A. Yes.

Q Gve ne one mnute. |'mjust about done.

| just want to get a little

clarification. M. Ellenbecker spent sone tine
tal king to you about your conps. Wodridge, Lutheran
Services, and, | think, Gateway were the ones he
tal ked about a little bit with you and I think sone
ot hers cane up. You had made nention that if sonmeone
was interested in noving to the area, they m ght | ook
at the websites to get an idea of what each of those

facilities offers to the people they're caring for?
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A Yes.
Q Wuld the fact that certain aspects of
the treatnent they provide are not on the facility
that you listed -- for instance, if Lutheran Services
does its nedical detox in the Gty of Chicago and

that's on the website -- could that inpact the
val uation or the potential negative inpact the
facility would have on pricing?

A. No.

Q Ckay. So Lutheran Services, if they were
just the headquarters and didn't do any services
there, that woul d have the sane inpact, in your
opinion, as if it were a full-blown treatnent center?
There's no difference?

A. No, no, the facilities had different
functions. Sonme of them-- one was an outpatient
clinic currently. The others have residenti al
treatnment. That is what woul d possibly be known by
purchasers of property in the area. WMst purchasers
will only know that it's a treatnent center, an
addi ction treatnment center. They wll not
necessarily know the specifics of the type of
treatment or the level of treatnent, and so their

deci si on woul d be based on the fact that it was a
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treatment center. So we |ooked at that, the fact
that these are treatnent centers, and | ooked at sales
that occurred within the area of those treatnent
centers.

Q Can the |l evel of services at a treatnent
facility inpact house pricing negatively?

A | n general, no, because nost buyers of
property would not be aware of those |evels of
treatnment. In other words, as | said, they would
know that it may be a residential treatnent center,
an addiction treatnent center, but they very, very
seldom if ever, would investigate the precise |levels
of treatnent that were occurring at that facility.

Q And | guess ny question is what do you
base that conclusion that they wouldn't research -- |
mean, you tal ked about them researchi ng school s,
obviously, if they have kids going to school. |If
they're noving next to a drug treatnent facility,
what evi dence do you have to support that they
woul dn't research what that facility offers?

A Ch, it's possible. [|I'msaying that the
maj ority of people would not. The majority of people
that | have been in contact, buyers, sellers of

property over the past 50 years, | don't recall
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anyone ever saying that they had researched the |evel
of treatnent that was avail able at the treatnent
center that was located in the area.

Q So this isn't a professional opinion?
This is just your experience in life that, at |east
peopl e you associate with, don't take the tine with
the advent of the Internet to go and search what a
drug treatnent facility has to offer if they're
moving in close proximty toit? At least that's
your experience?

A No, no, ny experience is ny professional
experience in appraising property for 50 years,
tal ki ng buyers, sellers. And, yes, certainly soneone
can currently go to the Internet and find out general
i nformati on about a treatnment center. Are they going
to find out specific information about that
treatment? No, they are not generally going to do
t hat .

Q Ckay. | guess when you say they don't
find out specific treatnent, if you go to the
Lut heran Services' website, it tells you all the
services they provide; right? Inpatient, outpatient,
nmedi cal detox? They tell you all of those things are

occurring, don't they?
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A. Yes, | did look, and it shows general
categories of treatnent. |t doesn't get nore
specific than that. |f soneone has an objection to
being | ocated near a treatnent center, they're not
going to be concerned wth the exact |evels of
treatnment that are available in that treatnent
center. They are just going to |look at the fact that
there is a treatnent center there, they know it
provi des certain services in general, if they go that
far, and that's what they're going to base their
deci si ons on.

Q Al right. One nore question on this
topic. Does the size of the facility that offers
this substance abuse treatnent, can that negatively
| npact property val ues?

A In nmy opinion, the size of the Haynarket

facility does not inpact the property values in the

ar ea.
Q | understand that --
A So size -- if you'll let nme finish.
Q | apol ogi ze.
A Si ze does not equate to inpact. You can
| ook at size -- you have Ham I ton Lakes Devel opnent.

There are large buildings in there. That's in
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Itasca. You have the Point Bridge -- Bridge Point
devel opnent that's taking place with large facilities
in the area. Just because they're |arge, does not
nean that they have a negative inpact.

Q Al right. And | appreciate you talking
about Ham | ton Lakes and all that, but you're not
testifying that a five-person recovery hone is
considered in the sane vein as a 240-bed multil evel
treatnment facility? They're distinctly different?
You woul d agree with ne on that?

A Certainly there's a size -- the
di fference between five and |arger sizes is
different.

Q Right. And you would agree, or nmaybe
not, that -- in your professional experience, wuld a
240-bed facility like the one proposed at Haynar ket
have a greater potential inpact on property val ues
than a five-person recovery hone?

A. No. If you look at the |ocation of the
proposed facility, there's no reason to believe that
it would have an inpact in spite of the size.

There's no evidence to show that a larger facility in
that | ocation would inpact property, whether it was

five persons or |arger.
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Q So the key -- at least if | hear you, the
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key distinction is given the |ocation of where

Haymar ket is proposed, it doesn't have an inpact. |If

we were to take, for instance, the Wodridge conp you

used, if they were to double its size in its current 09: 50:
area, would that potentially have a negative i npact
on property val ues?
A Possible. | would have to | ook at what
was occurring in that area. In that instance, you
have honmes that are | ocated within 125 feet of the 09: 50:
treatnment center. That's a much different situation
than we have with the proposed facility.
MR. DI NOLFO Ckay. That's all | have.
Thank you, sir.
THE W TNESS: Thank you. 09: 51

CHAl RMAN DALY: Thank you, M. D Nolfo and
M. Polach. M. Smth, do you have any
Cross-exam nation questions for the wtness?

M5. SMTH. | do have sone.

CHAI RMAN DALY: Pl ease proceed.

CRCSS- EXAM NATI ON
BY M5. SM TH:
Q Good evening. First question is about

t he scope of your opinion, and maybe you' ve been
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sonewhat asked about this before. But you gave an
opi ni on about the subject's -- or the proposed
Haymar ket buil ding, that fornmer Holiday |Inn building
property's area, neighborhood, or vicinity. That was
t he scope of what you gave an opinion about; is that
right?

A. |"mnot quite sure what you nean by those
different categories. You know, there are
nei ghbor hoods, areas, vicinities. |'mnot sure how
you' re defining them

Q Wll, I"'mdefining themthe way that
you -- in your transmttal letter, you said that
you' ve conducted a study to determ ne whether the
proposed health center at the address will cause
substantial injury to the value in the nei ghborhood
in which it's |ocated or be injurious to the property
val ues or inprovenents in the vicinity of the subject
property. So I'mtrying to confirm-- you used the
wor ds "nei ghborhood, vicinity." [|'mconfirmng that
was the scope of your opinion that you gave; right?

A Those words are what's defined in the
ordinance. If you |ook at the ordi nance, that's what
Is required, and it depends on how you define those.

And there is no definition given in the ordinance.
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So, you know, nei ghborhood is generally defined by
certain boundaries, roadways, railroad, other natural
barriers. That m ght be consi dered the nei ghborhood.
The vicinity mght be a larger area. That m ght

i ncl ude, you know, several areas outside of what you
woul d call the imedi ate nei ghborhood. Area is

anot her undefined factor.

What we | ooked at was everything. |
nmean, because of the vagueness of that wording, you
know, we | ooked at the i medi ate uses, the adjoining
uses. W |ooked at the ones that are in the -- what
you woul d consi der the nei ghborhood of this property.
And then we al so | ooked at the ones that are further
away. The ones in the vicinity, which m ght be
consi dered the nearby residences.

And with respect to the inpact on
ot her properties, we |ooked at the entire village
with regard to the econom c inpacts as studied by the
ot her consultants, because they didn't confine
t hensel ves to only one nei ghborhood or one area.
Those are defined -- or looking at the entire village
for their studies.

Q But as far as your study, are there parts

of Itasca that were not part of the area, the
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nei ghbor hood, or the vicinity that you specifically

st udi ed?
A No. | nean, we | ooked at -- again, we
| ooked at everything. | nean, we |ooked at the

properties that are close by. W |ooked at the ones
that are further away. O course, the further away
you get fromany potential use or proposed use, the

| ess of an inpact you would have. And, generally,
what -- with regard to any property val ues, we | ooked
at, you know, those that were i medi ately adj oi ning
first and then we | ooked at those that are a little
further away. And then we |ooked at the overall

i npact for the entire comunity.

Q Ckay. So, | nean, because -- so you
think that you | ooked at the inpact on all of Itasca?
Based on the data that you have in there about the
quarter mle and half mle, you felt that exhausted
t he anount of information you needed to nake a
concl usi on about all of Itasca?

A Well, we |ooked at that. W also |ooked
at, as | said, the information with regard to the
econom ¢ inpact, which would entail all of Itasca.

So we did | ook at, you know, all of the comunity,

not just the ones that were nearby, but we
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concentrated on the ones that are nearby as far as
specific inpacts because of the proximty of those
uses. Those would be the ones that woul d be nost
| npact ed, should there be any inpact.

Q Ckay. On -- in your report -- and we can

go there if you need to refresh -- but | think you'll
recall that you cite a demand for the use. Does that
sound famliar?

A. Yes.

Q Have you consi dered whether this use
coul d be acconmopdat ed el sewhere in DuPage County?

A. Not specifically. W were not asked to
| ook for other sites that would accommbdate this use.
That wasn't part of our anal ysis.

Q You' ve testified to extensive experience
and expertise in the area professionally. Are you
aware of other sites |arge enough to accommodate this
use in DuPage County?

A. Well, you would not only have to | ook for
sonething that's | arge enough, you'd al so have to
| ook at sonething that has appropriate zoning, which
Is why we're involved in this process. This is a use
that is permtted as a special use under this

particular zoning. So you would have to find a
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nunber of factors. | have seen a list that soneone
had submtted that indicated other possible sites

t hat Haymar ket coul d have | ooked at. They indicated
that they had | ooked at over 500 different sites in
order to cone up with a list of a fewsites that they
felt were sufficiently usable by Haymarket.

None of those sites would be as
appropriate for this use or as accomodating for this
use as the current site. |In other words, if you | ook
at them there were things such as a snall
hotel /notel, | forget, maybe 20 units or sonething,
on a couple acres of land, and that was suggested as
a possible alternative. Well, that's just a | and
site. They would have to build a facility, which
woul d be nmuch nore costly than adapting this unused
facility to their use.

So you woul d have to find sone ot her
bui | ding that was equal ly suitable and econom cally
feasible to do this. | nean, when they purchased
this property, they not only purchased the real
estate, they also purchased the personal property
that was there. So they have things such as kitchen
equi prmrent and bedding that is ready to be used for

this particular use. So to try and find another site
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wi t hin DuPage County with these same characteristics
woul d be very, very, very hard.

Q Ckay. But --

CHAl RVAN DALY: Excuse ne, Ms. Smth. |I'm
sorry to interrupt. W are two mnutes to 10:00
o' clock and 10:00 o'clock is our hard stop on these
nmeetings. So | would ask, if you would pl ease excuse
me, if we could request that you pick up the
questioning at this point at the next neeting. And |
appreci ate your patience. You waited through the
entire hearing to get to your questions and now you

got three in and now we've got to stop.

But at this point, | would just
t hank everyone for being here. | would ask
Ms. O Keefe if you would please -- based on the way

this evening went, if you could give us an outline of
what we're | ooking at for next week, and then | woul d
request the notions to conclude and adj ourn.

M5. O KEEFE: M. Chairman, | was inforned
shortly before this hearing that we have an
unavoi dable conflict for next week, so we'd like to
request a deferral of this matter until February 3rd
since we have this issue that has just arisen.

CHAl RMAN DALY: Just so | can clarify that, is
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it the -- so are you asking that we do not have a
hearing specific to Haymarket next week? O are you
saying specific to M. Polach and his testinony and
Cross- exam nation?

M5. O KEEFE: |'m saying specific to
Haymarket. We would defer this matter to
February 3rd.

CHAl RVAN DALY: Ckay. | personally don't have
an issue wwth that. M. Hervas, could you pl ease
wei gh in?

MR. HERVAS. W are in the mdst of the
petitioner's case, and it is taking a long tine. But
it is their case, and if they're asking for the
additional tinme, if the Plan Comm ssion is willing to
grant it, that's fine.

CHAl RVAN DALY: Do we have to vote on that or
I's that sonething we can do by voice vote or straw
pol | or otherw se?

MR. HERVAS. |f any of the Plan Comm ssioners
have an objection to that, they can raise it now so
that it can be discussed. Oherwi se, you woul d just
get the notion to continue it to the stated date
of -- I think it was February 3rd.

CHAI RVAN DALY: That was ny under st andi ng.
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MR. HERVAS: W didn't know about this. W're
just hearing this for the first time now, so I'm
trying to manage it.

CHAI RVAN DALY: That's fine. | would ask at
this tinme, then, to the Plan Conm ssion, would you
pl ease -- if you have an objection to the deferral,
pl ease weigh in. Oherw se, | have no personal
obj ection to that.

Heari ng none, Ms. O Keefe, we are
fine with that. W'Ill nake a notion here in a few
mnutes to continue to February 3rd. And at that
time, is there anything you would Iike to add about
who the wi tnesses m ght be or who we m ght hear
testinony fronf

M5. O KEEFE: You know, we're going to have to
check scheduling. | don't want to --

CHAl RMAN DALY: That's fi ne.

M5. O KEEFE: W haven't had a chance to ask
M. Polach if he's available on February 3rd -- he's
noddi ng his head. W would start with M. Polach and
finish, and then | have to check with nmy other
Wi tnesses for their availability. But we'll let you
know in a very tinely fashion.

THE COURT: Ckay, that's fine. W appreciate
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that. And | appreciate everyone's tinme and patience
inthis matter. At this point, | wuld ask for a
notion to continue this hearing until February 3rd.

COW SSI ONER HOLMES: So noved. This is
Comm ssi oner Hol nes.

COW SSI ONER RAY:  Second, Ray.

CHAI RMAN DALY: WIIl the secretary please call
t he vote.

RECORDI NG SECRETARY MELONE: Comm ssi oner
Carel |l o.

COW SSI ONER CARELLG  For.

RECORDI NG SECRETARY MELONE: Commi ssi oner
Dr unmond.

COW SSI ONER DRUVMOND:  For .

RECORDI NG SECRETARY MELONE: Conm ssi oner

Hol nes.
COW SSI ONER HOLMES:  For.
RECORDI NG SECRETARY MELONE: Conmi ssi oner Ray.
COW SSI ONER RAY:  For.
RECORDI NG SECRETARY MELONE: Comm ssi oner
Russo.

COW SSI ONER RUSSO  For.
CHAl RMAN DALY: The notion carries. This

hearing is continued until February 3rd.
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May |
adj our n.
MR, HOLMES: So
MS. RAY: Ray,
CHAI RVAN DALY:

t he vot e.

pl ease get a notion to

noved.

second.

WIIl the secretary please call

RECORDI NG SECRETARY MELONE:

Carello.

COW SSI ONER CARELLGO
RECORDI NG SECRETARY MELONE:

Dr unmond.

COW SSI ONER  DRUMMOND:

For.

For .

RECORDI NG SECRETARY MELONE:

For.

Hol nes.
COW SSI ONER HOLMES:
RECORDI NG SECRETARY MELONE:
COW SSI ONER RAY:  For .
RECORDI NG SECRETARY MELONE:
Russo.

COW SSI ONER RUSSO

CHAlI RVAN DALY:

For.

Thank you.

Comm ssi oner

Conmm ssi oner

Conmm ssi oner

Comm ssi oner Ray.

Comm ssi oner

This neeting is

adj ourned. Everyone have a good and safe week, and

we will reconvene on February 3rd.

*

* *

*

Good ni ght..
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STATE OF ILLINOS )
) SS.
COUNTY OF DU PAGE )

I, Lynette J. Neal, CSR No. 84-004363, RPR
do hereby certify that | reported in shorthand the
proceedi ngs had at the hearing of the above-entitled
cause and that the foregoing Report of Proceedi ngs,
Pages 1 through 134, inclusive, is a true, correct,
and conpl ete transcript of ny shorthand notes taken
at the tine and pl ace af oresai d.

| further certify that I am not counsel for
nor in any way related to any of the parties to this
suit, nor aml in any way, directly or indirectly
interested in the outcone thereof.

This certification applies only to those
transcripts, original and copies, produced under ny
direction and control; and | assunme no responsibility
for the accuracy of any copies which are not so
pr oduced.

IN WTNESS WHEREOF | have hereunto set ny hand

this 1st day of February, 2020.

el

ed Shoriﬁand Reporter

\“ S ”

s
fgf

Certif¥
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