10-4-2023
To the EvanstonLand Use Commission:

I spoke last week regarding the negative impact of noise, traffic, congestion on
property values and that a zoning change in the U2 District would increase all those
negative impacts and and cause a decrease in property values and appreciation of
surrounding properties. The ¥a mile of Evanston property surrounding the stadium
pays between 9-10 million dollars of property taxes to the city and schools. If the city
takes an action to decrease property values it also will decrease the taxes for our city
and schools.

I also spoke to the point that one of the reports stated that East Central St. is blighted.
The median single family home price in the area is over $800,000. There are few
commercial or apartment vacancies and only one home on the market in the ¥ mile
surrounding the stadium.

Areas, like where SOFI stadium in Inglewood California, or Lincoln Yards in Chicago
were blighted. North East Evanston is not blighted. It is a solid residential
neighborhood with a thriving business district.

Below is my testimony from the 7/6/2023, copies of the slide presentation, the data
from the Multiple Listing Service showing that the 32% of all listings which sold in in
sept- 2022-Sept 2023 and articles referred to regarding how noise negatively impacts
property values.

Thank you,
Mary Rosinski
1729 Chancellor

Evanston, Il 60201
847 293-6167



Testimony from sept 6 2023.

Good evening, my name is Mary Rosinski, I have been full time real estate broker on
the North Shore for 43 years, I hold a Managing Broker license, as well as Certified
Residential Specialist, Accredited Buyers’ Agent and At home with Diversity
certifications.

I am member of the North Shore Barrington Board of Realtors and I serve on the
Government Affairs Committee and the Diversity and Inclusion Committee.

In the 1990s I worked as an appraiser for George Anton appraisal company

One of the most important responsibilities we brokers have is to m accurately price
properties. We need to balance important factors such as location, property condition,
market and financial circumstances, against positive and negative external
influences known as externalities — w factors outside owner’s control.

As an expert in these areas, I'd like to correct the record on a few things I have
heard.

First. I'd like to emphasize the importance of removing the word “Blighted” from
the discussion surrounding the rezoning the U2 district for commercial use. The
statement is not true.

“Blighted” implies property that no one wants. As stated in the Clark
University study- New Stadiums are built in “blighted areas because
property values are less.

The land in the stadium neighborhood is highly desirable, and land values in the area
range between $60 and $90 a square foot depending on zoning use. The Median price
of single-family homes in the area is $861,000 and that represents a lot of tax revenue
which average about 2% of property value.

— This is Not a Blighted area.

[slide 3 — Central St is not “blighted”]



The Central Street Business district, east and west of Greenbay, has an enviable
reputation for being one of the more attractive business districts on the Shore, drawing
people from all over Evanston as well as neighboring villages and cities.

The business rents are some of the highest on the Shore and there are few vacancies

The area east of the tracks has several strong draws including the Evanston Arts
Center, Hewn Bakery, iKandi Hair Salon, Berglund Animal Hospital and many more
Central Street is not a blighted area.

[slide 4 — Location & positive externalities]

Location is the usually the most predominant factor in determining price, followed by
the condition of the home, views, and positive and negative externalities.

As said earlier, Externalities are factors which exist outside the owner’'s
control can have a positive impact and increase the value of property such
as good parks, schools, walkable business, transportation.

Or

They can have negative impact and decrease home values, such as noise,
pollution, traffic, congestion, blight and environmental concerns.

[The next 3 slides play for about 1 min while you say the next 2 paragraphs:
slide 5 — negative externalities/location near stadium, slide 6 — noise impacts on
property values; & slide 7 — traffic levels/Linberger quote]

The Activities at the Stadium and U2 district would be considered a negative
externality by most buyers’ standards, because they bring increased traffic, congestion,
and noise to the area.

As you see can see in the noise/property value calculator, when decibel levels
increase, home values decrease, Average the decibel levels are around 50 and 55 if
the sound decibles go up to 80, the price reduction was $66,000 or more the an 10%.
If the decibel level is higher, the impact is more severe and property values decreases
more.

Were it not for the fact that the large events in the U2 district are limited to
collegiate and amateur events, rather were commercial events, the home
values around the stadium would be more negatively impacted due to an elements of



significantly increased traffic, noise, lights, and chaos of the U2 activities not only on
weekends but also weekdays and schools days.

The positive factors which exist in the neighborhoods immediately surrounding the
stadium. all act to counterbalance the negative impacts of the stadium.

But this counterbalance will be lost if the type of events are changed to
commercial events and the number of those events increases.

Even smaller commercial events still have a significant impact on traffic congestion,
noise, and bring environmental and health concerns to the area.

SALES OVER LIST PRICE

The next mistake I'd like to correct is a statement by a group who spoke at
the last LUC meeting.

It was said that the NU announcement about the Ryan Rebuild drove up
values in the area. There is no significant data to justify that statement. Let’s look
at the data from 2023-23

The statement and the homes they mentioned are not evidence of anything other than
the state of the housing market across the country which has been low inventory, high
demand, high prices.

[slide 8 — homes sold near U2 district]

An analysis of the Evanston single family homes near the u2 district in 2022-2023
shows that 38% of the homes which sold after the NU announcement ,in the past
12 months, closed higher than list price or 5 out of 13,

[slide 9 — sales across Evanston]

The overall Evanston market showed that 36% of the homes in the previous

12 months sold above asking price. This represent 126 of 357 single family
homes. There is no significant statistical difference.



Second, based on my experience in this field, it's my opinion that in the past year that
because most buyers were not aware of the details of NU’s proposed zoning changes,
and therefore they have not incorporated it into their decision-making process yet.

The market will most likely not react positive or negatively until a decision has been
made by the city and all detailed complete information is available.

It's not surprising that the market data doesn’t show any effect on homes near the U2
District yet.

STADIUMS W/CONCERTS

I'd also like to correct the record on one other point. At the last hearing, NU gave
Wake Forest and Colorado at Boulder as examples of colleges that host concerts
in their football stadiums.

Commissioner Lindwall asked if those stadiums were located close to
homes. NU representative said yes, but that’s not true, as you can see from the
slides, neither those stadiums, nor Notre Dame which some people have suggested is
similar to Ryan Field, have ANY substantial residential neighborhoods nearby.

[slide 10 — Wake Forest]

Wake Forest has zero homes within 1000 feet.

[slide 11 — Boulder]

Boulder has only 8 homes within 1000 feet

[slide 12 — Notre Dame]

Notre Dame has zero homes within 1000 feet.

[slide 13 — NU]

But here’s NU. Unlike those other schools, it has more than 500 homes within
1000 feet and that means 1000s of residents

WRAP-UP

In conclusion, the neighborhoods surrounding the stadium are thriving, they are the
heart and soul of resident’s lives. These neighborhoods are the places where
friendships are made, people wish to raise families, create lasting memories, and
eventually retire.



These neighborhoods are part of the foundation of the larger Evanston community. We
should not destabilize them.

For many, the prospect of living next to a mega commercial entertainment center,
similar to the United Center, which is what is NU is proposing, with its U2 rezoning text
change, doesn't align with the long-term vision residents have or had when they
purchased their homes.

People choose their neighborhoods with careful consideration, valuing the
qualities that make them special and often, its their largest investment.

Implementing a major zoning change, and creating a 29-acre commercial
entertainment district, in the middle of residential neighborhoods, can drastically erode
the trust that Evanston residents should be able to place in their government and the
existing comprehensive plan and municipal code.

It would be hard to imagine Urban planners, who play a pivotal role in shaping the
cities we live in, advocating for adding unnecessary negative externalities to
established, and appreciating neighborhoods.

As we move forward, it is essential to uphold the vision and values of our communities,
carefully weighing the impacts of proposed developments on the neighborhood fabric.
It's about fostering a delicate balance between growth and stability, ensuring
that our communities remain great places to live and thrive for generations to come.

This rationale behind the NU requested text change is based on a self-
created financial hardship, they want to build a facility which they say they
cannot afford unless the city changes the zoning.

The text change does not meet any of the standards.

The first announcements regarding changing zoning and concerts were around Sept 29 2022



Ryan Revamp: Northwestern
announces plans for design of
new Ryan Field
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Illustration by Olivia Abeyta

If approved, construction on the new Ryan Field would begin after the 2023 football
season.

Jacob Fulton, Editor in Chief

September 29, 2022

Nearly a century after first opening to the public, Ryan Field is gearing up for a major
facelift.

Northwestern announced plans Wednesday for a new football stadium, after facility
namesakes Pat Ryan (Kellogg '59) and Shirley Ryan (Weinberg ’61) announced a record-
breaking $480 million donation to the University in September 2021 that included funds

earmarked for the renovation. NU’s Board of Trustees approved the design last week,
which is reported to cost around $800 million.



The privately-funded facility has a projected maximum capacity of 35,000 — 12,000 seats
fewer than the current stadium — which ensures it will remain the smallest stadium in the
Big Ten. If approved, construction would begin after the 2023 football season, with the
facility slated to open in time for the 2026 season.

“I am excited about this project, which will create a world-class new stadium that is
befitting our world-class institution, our amazing student-athletes, our fans, our alumni
and the Evanston community,” University President Michael Schill said in a Wednesday
news release. “I appreciate all the work my predecessor and the leadership team at the
University have done to actively listen and solicit input from the community.”

The field, which first opened in 1926 as Dyche Stadium, has been through multiple rounds
of renovations since its inception and was renamed in 1996 after the Ryan family. Located
in northern Evanston, the stadium sits next to Welsh-Ryan Arena in the city’s 7th Ward,
where NU’s footprint has been a point of contention for years.

Nearby residents have raised concerns about issues including noise and light pollution,

student conduct, parking availability and transit, with some feeling the presence of both
Ryan Field and Welsh-Ryan Arena has negatively impacted their quality of life. Chief
among those concerns is the hosting of for-profit events such as concerts and professional

conferences.

A divided City Council narrowly passed a zoning change in November 2019 that allowed
NU to host a limited number of these for-profit events in the Welsh-Ryan area over a
period of two years. Pitched as a trial program to assess the impact of these events on the
community, the plan was upended when the COVID-19 pandemic shut down large-scale
events across the country just months after the change went into effect.

However, the proposal faced fierce resident opposition both before and after its passage.
As the pilot program’s end date neared in 2021, City Council considered a yearlong
extension to the zoning change, but the proposal was shot down that June.

To ensure the stadium remains funded, NU is considering holding some concerts at the
new Ryan Field, though no annual number of events has been officially proposed. To
address resident concerns, University leaders have held conversations with community
members since the renovation was announced, some of which were formally facilitated by
Ald. Eleanor Revelle (7th).




The reduction in stadium capacity, stadium design elements meant to decrease light
pollution and plans for increased game day transit options are all intended to address
worries about the facility.

NU also projected that the construction process will create more than 2,900 jobs and
generate more than $10 million in direct revenue for the city. If the University ends up
hosting concerts at the new Ryan Field, it would also bring in a projected $35 million in
city tax revenue over the course of a decade.

Discussions about the proposed plans are ongoing, as City Council has yet to approve the
project. In the meantime, the University plans to continue conversations about the
renovations and their impact on residents.

Looking forward, namesake donor Pat Ryan said he hopes the new facility will benefit both
NU and the broader Evanston community.

“The new Ryan Field will be more than just an amazing home for Wildcat football,” Pat
Ryan said in the release. “Our hope is that through this new stadium campus, Ryan Field is
reimagined as an architecturally significant year-round gathering place for the
Northwestern and Evanston communities that is accessible to all.”

Email: fulton@u.northwestern.edu

Twitter: @jacobnfulton

Related stories:
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New Price | l

Code created with assistance from Political Calculations

How Much Does Noise Affect Real
Estate Prices?

Sound levels are measured in decibels - 3 3 decibel

decrease means a cut in power of about half.

If an Airport moves next door, for example, jet engines are
going to be north of 110 decibels. Busy roadways, on the

other hand, will have levels above 80 decibels.

It is well within the range of possibilities your house might
(over the years) go from 45 or 55 Ldn to 80 Ldn or so. Now,
with this calculator, you can know how much that affects

your home price (about .4% of value per 1 Ldn increase).

(The study used 55 Ldn as the median sound level at g house,
about the level of a moderately busy suburban street. | did the
math as a power, so Value * .9967dB. Just know that it wo D ©
be worse if it was Value * (1-.004*dB). Take it with g grain of

crlt hit horo vnii anl)



Adverse External Influences

“Adverse external influences” are structures or entities near a property that negatively
affect its value. Appraisers often use the phrase “External Obsolescence” when describing

these influences.

Adverse influences include freeways, busy arterial through-streets, railroads, BART or

mass transit trains, cemeteries, schools, and commercial buildings or establishments.

Real estate agents involved in transactions with external influences sometimes under-
estimate their effect and get frustrated when appraisers have difficulty supporting
value. The most common problem involves properties on busy through-streets. A loud
or busy street near a property can shave as much as $50,000 to $100,000 off the
appraised value, depending on the price range.

Appraisals With Adverse External Influences

Buy a home with only 1% down!” Get started >> (855) 855-4491 Login



ylending

supports value, and this 1s often dithcult to do.

Appraisers cannot simply correlate entirely to nearby comps that do not have adverse
influences and make downward adjustments. This is what Realtors often want appraisers

to do, but it is deemed too subjective by underwriters and appraisal guidelines preclude it.

Appraisers must include at least one similar comp with similar adverse influences that

supports value.

Why Appraisers Cannot Push Values

If appraisal reviewers think there is anything suspicious about an appraisal, they will
often go out of their way to eviscerate the appraisal and then cut the value
significantly.

So, by coming in slightly low (like our appraiser above did), appraisers are often
preventing much more significant value cuts that might come as a result of an

appraisal review.

| can't emphasize this enough, as many seasoned appraisers well-understand this risk.

Questions? Keep In Touch With JVM Lending

If you have questions about the homebuying process or appraisals, contact JVM Lending.
Our expert Mortgage Analysts and Client Advisors are available 7 days a week to answer
questions and guide you through the mortgage and appraisal process.

Take the next step towards finding your best mortgage.

Get your personalized instant rate quote:

Buy a home with only 1% down!” Get started >> (855) 855-4491 Login



Single-Family Home Sales Near the U2 District

After Ryan Field Announcement
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Market Conditions: Low Supply, High
Demand

Single-Family Homes Sold: 13
# Sold Above List Price: 5
% of Homes Sold Above List Price: 38%
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