To: The Libertyville Village Planning Commission and the Village Board of Trustees
From: The Residents of the Adler/Cedar Glen Neighborhood
Re: Proposed Liberty Junction Development
There are many concerns related to the proposed Liberty Junction Development at the Southwest
corner of 137/21 in Libertyville. The neighborhood has worked together to consolidate and summarize
these concerns to simplify for the Village Board and Planning Commission teams. We thank you in
advance for your time and commitment to the Village of Libertyville and for your representation of the
residents of Libertyville in civil and municipal matters.
Please note: the residents of the Adler/Cedar Glen neighborhood are not against development of this
piece of land- we would like to have it be done in a mindful way that blends into the neighborhood
and feels like an extension of our community given the immediate proximity to our existing homes.
These are the high level concerns shared by the residents of the Adler/Cedar Glen neighborhood:
1) Building Density and Population. The CHILM proposal is for 16 blocks of 3 story housing units
across 10 acres with a total of 90 units. By comparison, the Adler/Cedar Glen neighborhood is 25
acres, with a 2 acre park and has 116 homes.
The 2030 plan's Key principles include "Promote the preservation and conservation of
neighborhood housing stock that contribute to neighborhood character and cohesiveness." The
CHILM plan does not contribute to the neighborhood character and cohesiveness of the Cedar
Glen Subdivision. Cedar Glen consists of "detached residential homes in walkable neighborhoods
and designed to conventional subdivision attributes featuring larger lots, longer blocks, gridded
or curvilinear streets, and nearby access to parks and open spaces." In summary, the CHILM
development is not in keeping with the neighborhood it backs up to. The proposed housing is
not arranged to face "curvilinear" streets, but stacked up in rows like an industrial park.
The Density of housing proposed by CHILM is a major concern to the residents of the
neighborhood. The 2030 plan proposes either "30 to 60 single family or duplex residential units"
in Concept A, or "65 attached, single family townhome units" in Concept B. CHILM is proposing
90 units that back up directly to the homes on Cedar Glen Drive and Adler Drive. The number of
units is nearly 40% higher than the comprehensive plan that was most recently adopted in March
of this year.
2) Height, Sight-lines, Noise, Light, Privacy and Snow Removal. As part of the proposal, the back
side of 2 blocks of units will face the homes on Cedar Glen Drive and will be all garages at ground
level 12 garage doors all in a row which has zero cohesiveness to the adjoining neighborhood.
This will be unsightly to the existing residents. Additionally, the proposed blocks are 3 stories
high which:
a. Are not within zoning restrictions of being 2.5 stories for R 7. Though the front side of
the housing blocks will be 2.5 stories and visually appealing, the back sides that face the
homes on Cedar Glen Drive will be a full 3 stories and will tower over the existing 2 story

homes Nearly 40' which is almost twice the height of the existing homes in the
neighborhood again very unsightly to the existing residents.
b. Are planned to be 39' tall which does not align to current zoning restrictions of 37'
Further, all of the housing unit's A/C units will be placed in between the garage doors. For the
two blocks of units facing Cedar Glen Drive, that will amount to 12 AC units which when running
concurrently during the summer will amount to significant noise.
Finally, though CHILM proposes landscape screening, the planned vegetation will be immature
and will still allow sightlines across property lines for many years. The planned driveway
between the buildings will cause headlights to be shining into the back yards and back windows
of the existing homes on Cedar Glen Drive and Cedar Glen Court. There will also be lights above
the garages that will shine into the back yards of the existing homes. There are also concerns
related to snow removal and likelihood that the snow removal will push snow across from the
garages onto the back yards of properties that back up to the driveways (homes along Cedar
Glen Dr. and Cedar Glen Ct.).
Given the unsightliness of the garages, the noise of the A/C units, and the headlight issues for the
existing homes, the neighborhood would like to see a minimum 8-foot berm to alleviate these
issues. A 6 foot berm with shrubbery on top could be an alternative solution as well, or an
agreeable solution with the existing neighbors on a fence (8 foot, board on board). Alternatively
facing the front of the buildings out towards the neighborhood rather than the back of the
buildings would be something the neighborhood would be open to discussing.
Design Alternative: It would be acceptable to the neighborhood if the attached row houses are
built closer to Milwaukee Avenue, and transition to lower profile side by side units closer to the
homes on Cedar Glen. (See appendix attached pictures of local attached townhouse
communities that have been integrated into neighborhoods in Libertyville and Vernon Hills that
offer design alternatives that better fit into the local neighborhood aesthetic). They include: a
sample from Gregg's Landing in Vernon Hills (first two pictures) and Red Top and Riva Ridge
Libertyville (last 2 pictures). By putting garages in front of the units it makes them look more like
our neighborhood and lowers the building height. (Adding basements / sub level parking could
also help achieve the square footage desired).
3} Traffic. The Adler neighborhood already has traffic issues due to people looking to avoid the
intersection at 137/21, mostly at excessive speeds. The additional traffic associated with 90 units
entering and exiting along Adler Dr. will make the traffic situation even more dangerous in the
neighborhood as long as there is the freedom to turn right from the new proposed private road
West on Adler Dr. into the neighborhood.
Further, the traffic impact is not going to be just from residents of the new development, but
also from patrons of Wildberry and the future commercial development, as the entry/exit along
Adler Dr. will allow them to cut through the Adler neighborhood to Cedar Glen and Cass Avenue
to go West on Route 137.
As a result, the neighborhood would like to propose restricted turning movements for in/out

to the proposed North/South access road at Adler Dr. to be right-in/left-out via a raised
triangular median and outbound movements to be under stop-sign control. This traffic
pattern should discourage cut through traffic to turn down Adler and exit to IL 137 through
Cass and maintain the flow of the commercial and resident traffic outside of the current
subdivision. We would like to discourage this traffic from entering Adler in its present
alignment. Preferably, the neighborhood would like to see a direct access to the development
from Milwaukee Avenue through the newly proposed Wildberry parking lot.
Additional notes related to traffic impact and the CHILM traffic study:
a. The traffic study was not done with typical conditions (e.g., missing all of the cars that
come and go to drop kids at schools), using the January 2021 pandemic conditions with
estimated multipliers from a 6 year-old study from 2015. This study, nor the historical
2015 data referenced is representative of the substantial traffic volumes that will result
from added residents.
b. The traffic study did not take into account Wildberry traffic- which in particular on
mornings is very high and on weekends (when children are out playing). The 2021 data
and the 2015 data are not sufficient to make decisions about restaurant traffic given the
different market conditions today. As a result the neighborhood would also like to see a
traffic study that takes weekday and weekend traffic specific to Wildberry into account.
c. Review of the TIA showed that approximately 670 new trips would be generated by the
proposed development. However, the TIA claims that the peak trips at Adler &
Milwaukee Avenue would only increase by 24 trips in the peak hour. This number seems
quite low in comparison to the# generated by the site.
d. The proposed Right in/right out intersection west of Wildberry is situated too close to the
IL 137/IL 21 light to be reasonably effective. Traffic exiting would have to maneuver
across the right turn lane to get into eastbound IL 137 traffic that has substantial queues
in the peak hours and/or is rapidly moving when the light is green. We would like to see
if this condition has been studied and approved by IDOT as this seems to be a poor
location to be an effective intersection for traffic leaving the development and Wildberry.
As a result, it is suspected that future residents and restaurant patrons will prefer to use
the intersection at Adler & IL 21 as the location is easier to turn into the IL 21 traffic flow.
e. The intersection at IL 21 and Adler currently has geometric challenges as it is not at a
proper angle. Current southbound traffic has to come to a nearly complete stop to affect
the turn onto Adler which is hazardous. At a minimum a right turn lane should be
considered here.
f. A signalized intersection should also be considered at IL 21 and Adler to help control the
additional movements which currently are a struggle during Peak hours. The TIA lists the
LOS of the intersection at an E for the weekday AM peak which is the 2nd lowest grade
possible for intersection efficiency. A signalized intersection with a dedicated right turn
lane and a crosswalk to get pedestrians across Milwaukee Avenue would be a significant
benefit to the subdivision.
g. The residents of the community would like to see approval and or review by IDOT for this
intersection as well.
h. The intersection at Cass and IL 137 should also be reviewed in this study. We have
noticed cut thru traffic that tends to travel at a higher than posted rate through this area.
The intersection can also be very difficult to use during peak times. Traffic on IL 137 is
often at full speed or more during peak times and left turn movements are extremely

difficult to perform. There also have been fatal accidents at this intersection. It should be
included in the study and a signal here should be considered.
4) Adler School Impact. This development affects more people than just those in the Adler/Cedar
Glen neighborhood- it will affect all of the students that attend Adler School. Currently Adler
School is at/near capacity and the (very small) tax benefits to D70 will not make up for required
expansion given the influx of families and children. (D70 will only receive an average of $61,000
per year in additional tax benefit over the next 20 years).
The economic impact report estimates an increase of 23 students to Adler school; however this is
considered to be significantly underestimated. Given the desirability of Libertyville's D70
schools, the size of the units in the development (3 bedrooms), and the price of the new units
($400,000-$450,000}, the expectation is this will be largely families, with far more students.
There are no other places in Libertyville where a brand-new home of 3+ bedrooms can be found
in this price range.
Note: Dr. Matt Barbini has publicly spoken out that such a large development in the Adler
School zone of D70 will have a negative impact on the school due to the expected impact on
enrollment.
Additional Design concern related to School- Transportation: Will the streets be wide enough
for the school bus to traverse when picking up children in the morning, when there are cars
parked on the streets and there is snow piled up from snowfall?
5) Green Space. Given the expected large increase in families, it is noted there is virtually no green
space for children to play or people to socialize. The Gazebo area proposed by CHILM is not
something that is typically taken advantage of in newly developed neighborhoods. Further,
there will also be a large influx of animals in the new development neighborhood expected as
well. As it is, many people from other neighborhoods along Milwaukee Avenue use the Adler
neighborhood to walk their dogs frequently don't pick up after their animals. Given the lack of
green space in the new development there is concern that there will be dramatically more issues
like this as well.
6} Ground Water and flooding concerns:
a. It is questionable on whether the WDO interpretation to give credit for previous pre-1992
detention on the site (due to "existing" impervious area) is valid. The previous hotel
development hasn't existed for over a decade and there is overlap from when the original
hotel development existed vs the development of the Cedar Glen neighborhood- meaning
the current neighborhood likely saw little timeframe where they experienced the impacts
of the hotel development. Furthermore, the hotel development drainage flowed through
roughly 10 acres of grassland before it impacted the subdivision. From a technical
standpoint CHILM is claiming the eastern 2.73 acres of the site in the commercial area as
pre 1992 impervious. The full development is 13.37 acres with a higher runoff curve
number (90 vs 88}. The ponds were sized with the credit in mind for 10.64 acres at a CN
of 88 with a calculated storage volume of 5.48 acre-ft. The reality is that 13.37 acres of
development is tributary to the ponds with a higher CN of 90 which per appendix K of the
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WDO would yield a storage volume of 6.6 acre-ft for the 100-yr event. Our contention is
that the ponds are essentially undersized.
The existing pond in the NW corner of the development which discharges into the yard of
1716 Cedar Glen Ct. was never intended to be a stormwater pond with the original
development nor designed as such. Because of this, the release rate through our
neighborhood will be drastically increased from the existing condition.
The overflow path in the 100-yr, 24-hour storm should be analyzed. Currently, the intent
of this emergency condition is intended to travel through the rear yard of 1716 Cedar
Glen Ct. and other downstream yards to the west to the inlets in the west property line of
1728 Cedar Glen Drive. It should be demonstrated that the release rate in this emergency
condition should be shown NOT to be increased from the existing condition. Even though
the stormwater release rate is reduced in smaller storm events, the amount traveling
through the neighborhood to Bull Creek should be compared (pre- and post-). This
location was never intended to be an overflow path for the previous development. The
overflow path should be shown to safely pass to a major drainageway without increasing
the flood condition in the 100-yr, 24-hour storm along the way from the existing
condition. Furthermore, per WDO, CHILM should be responsible to ensure that the
overflow route is protected with easements and is sized appropriately for the flows
without damage to adjacent property.
The preliminary stormwater report does not provide the 100-yr overflow rate that would
pass through the spillway. WDO protocol dictates that the overflow should be sized to
handle the 100-yr event assuming the pond is full with a freeboard of 1'. This calculation
was not provided in the report to verify this.
The existing pond in the NW corner of the development should also be considered
depressional storage. The pond was intended to be a water feature with the golf course
and not necessarily stormwater management. Therefore, the volume should be
maintained per the requirements of the Watershed Development Ordinance (WDO} and
any detention required should be in addition to the existing storage volume on the site in
this current condition.
A 4-foot berm adjacent to the backyard of 1716 Cedar Glen Ct. with a concentrated
spillway at the rear yard is not preferred. The Cedar Glen community would like to
understand all other options including getting this discharge to IL-137 directly instead of
through the downstream subdivision.
In addition to this, in the walk through with the Village and the developer's engineer,
attention was directed to the presence of an inlet located in the NE corner of 1716 Cedar
Glen Ct. that is in a sump condition. Under heavy events this area will flood from
overflow from the "pond" and the area will stay wet for several days. It is suspected that
a tile or storm pipe of some sort exists but is either broken or surcharged that contributes
to the slow drainage of water. The CHILM proposed overflows will exacerbate this
condition. It was agreed on the walk through with CHILM's engineer that this area should
be studied in further detail and remedied.
Comparisons between the existing and proposed release rates at all outlets must be
calculated. The release rates in the 2-yr, 10-yr, and 100-yr conditions are not evident as
they relate to the existing condition.
For the outlet control structure, it is noted in the preliminary plans that a 1" mesh screen
is to be used as a trash rack. Our experience with these systems are that they are
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notorious for clogging. The technology in the industry has evolved to provide better
solutions to this system that are self-cleaning and less prone to blockages.
Calculations should be included for the runoff amount which was calculated. This should
include CN or C-factor and intensities/Tc used.

7} Tree Concerns: Several very mature trees are marked for removal and we would like to see them
replaced with similar maturity trees rather than saplings that will not achieve the same maturity
for 20+ years. Currently many of these trees provide protection against noise pollution, act as a
wind barrier and provide privacy from commercial activity along route 137 in certain places.
We would like to highlight again that the Adler/Cedar Glen neighborhood residents are NOT against
development of this plot of land- only that a design that assimilates better to the existing neighborhood
be used and that the concerns raised by existing residents are taken into account.
At this point in time we understand that there are exemptions to several of the zoning rules being
requested by CHILM; We further understand a balance is needed in development projects between
existing neighborhoods and developers. So far, CHILM's effort to pursue exemptions for these zoning
rules only serve to benefit the developer by allowing usage of existing design plans and to maximize
density and square footage with no regard to the concerns of the existing residents. If these exemptions
are to be granted, we would like to see the concerns of the neighborhood reasonably addressed to the
satisfaction of the Adler/Cedar Glen residents before being granted.
Thank you again for your time and for listening to the concerns of the Libertyville community.
With Kind Regards,
The neighbors of the Adler/Cedar Glen Neighborhood.
Signed:
Salvatore & Carol Vittore
Brenda and Steve Sural
Bob and Michelle Kuchler
Haizhong Family
Les and Barb Zematis
Arne and Kris Johnson
Steve Dill
Sreeja & Subodh Nair
Donn and Teri Firnbach
Carolla and Jim Ault
Laurie and Scott Kaya

Dana & Trent Allan
Bob Folkrod
Susan Deguzman
David and Linda Bowles
Joe and Kelli Spellman
Qiang Family
Michael Averbukh
John and Nancy Ryan
Beth & Rick Marder
Krystyn and Jeff White
Alison and Rob Buno

Dan and Jane Barber
Chris and Amy Edmonson
Ryan and Kristi Westlund
Sarah and Matt Truding
Amy and Ken Sooley
Josh and Meredith Platt
Mike and Katie Sivak
Joe and Cara Famighette
Chad and Andrea Rusk
Michelle and Craig Houser

Appendix:

Greetings,
My name is Michael Weaver. I am a resident at 125 Adler Dr. I am writing to provide input on the proposed
Liberty Junction development. The proposed development will have an adverse effect on the existing
neighborhood and I do not support it, as currently proposed, for the following reasons:
1) Traffic. I am highly concerned about the amount of traffic being fed onto Adler Dr. Our neighborhood only has
2 ways in and out: Adler Drive at Milwaukee Avenue and Cass Avenue at Peterson Road. Traffic is already a
concern as we have limited options onto very busy streets. Neither location has a traffic light, stop sign or any sort
of traffic control help. The new residences would roughly double the size of the current neighborhood (90 new
units; 116 existing houses), plus traffic from Peterson Road is brought in, plus Wildberry's parking lot is fed into the
neighborhood, plus there is a future (currently unknown) commercial development that will all primarily dump
their traffic onto Adler Dr. Adler Dr. Is already a difficult intersection and it does not appear to have room to be
widened at Milwaukee Ave. This means there is no room for a dedicated left turn lane so if even a small portion of
this traffic is attempting a left out of Adler Dr, the back up will be significant. There will also be a significant
increase in vehicles turning left onto Adler from Milwaukee which will make exiting Adler onto Milwaukee that
much more difficult. On top of this consider that we don't know the future of the additional commercial lot. This
could be a drive through restaurant which constantly pulls traffic off of Milwaukee and Peterson and funnels it
directly down to Adler. The comprehensive plan even envisions a hotel in this location which would have
hundreds of units, effectively doubling the size of the neighborhood yet again. (Side note: remind me to petition
for an update to the comprehensive plan.)
The developers would have us believe that the proposed new road will alleviate traffic at Adler and Milwaukee but
this defies all reason. The new road intersects Peterson Road so close to Milwaukee Ave that it is impossible to go
either west on Peterson or north on Milwaukee. It seems unlikely that anyone will choose to go up to Peterson
just to head back south on Milwaukee if they can take the "short cut" down to Adler. In fact, even heading east on
Peterson will not be easy. The new road is so close to the intersection that you have to cross the turn lane; and if
even a few cars are atthe light, you will be blocked from getting out into the east bound lane. Clearly, the new
road will bring more traffic in at Peterson Road than it lets out there. This pushes traffic down to Adler.
Wildberry and the future commercial lot have multiple access points onto Milwaukee Ave, one of which is about
100 feet away from Adler. Those existing access points are large and have room for expansion to accommodate
left turn lanes. The area would be better served with a comprehensive plan that includes a known future
development, integrates the existing commercial building on the northwest corner of Adler and Milwaukee, and
thus is able to serve the needs of the commercial traffic and residential traffic. The plan as proposed appears to be
a concession to the developers at the expense of the current (and future) residents.
2) Size and Density. The proposed development does not in any way fit in with the surrounding area. The village
and developer like to refer to the residential portion of the development as "transitional" between the existing
homes and nearby commercial properties. The proposed attached housing is so much larger than the existing
homes that there is nothing transitional about it. In fact, the proposed residential is considerably taller than the
existing commercial buildings in the area.
The proposed residences are also considerably more dense than both the existing residences and even the existing
commercial in the area. It goes without saying that the density is considerably greater than the existing
neighborhood. But this is also not a commercial zone that is tightly packed with buildings.
Their application states that they are requesting deviations for height, set backs, landscaping perimeters, and lot
coverage. These contribute to the size and density disparity with the surrounding area and should not be
supported. Again, there does not appear to be any attempt to make this development a "transition" between the
existing residential arid commercial. It sticks out on both sides and will dominate the landscape.

I appreciate your time and attention so I will be quicker with my remaining concerns.
The landscape buffer between the existing and proposed appears inadequate to shield the views of the new, very
large buildings or to maintain some semblance of privacy for the existing residents.
Stormwater is already a concern of the existing neighborhood as there are already areas that retain water during
rainy periods. The need for an INDEPENDENT engineering evaluation of the water table, storm system, and water
run off can not be over stated.
The area on Adler Drive identified for detention is currently filled with wild flowers. My understanding of the
detention area is that it will be basically a swamp with minimal landscape or maintenance. And there is little, or
no, landscaping between it and the houses on either side.
Thank you for your time. I hope you will consider these points and see that the plan as proposed has adverse
impact to the existing residents. I do not oppose development of the site. I would just like to see something that
is truly "transitional" and is in line with the existing area. I also think that to have a truly comprehensive and
cohesive plan, more needs to be known about the undeveloped commercial lot. The more we piecemeal this
together, the more problems there will be..
Feel free to contact me with any questions, clarifications or additional information you may need.
Michael Weaver
125 Adler Dr
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the Watershed Development Ordinance (WDO) and any detention required should be in
addition to the existing storage volume on the site in this current condition.
A 4 foot berm adjacent to our backyard with a concentrated spillway at our rear yard is not
preferred. Please explain all other options including getting this discharge to IL-137 directly
instead of through the downstream subdivision.
In addition to this, in the walk through with the Village and the developers engineer we directed
attention to the presence of the inlet located in the NE corner of our property that is in a sump
condition. Under heavy events this area will flood from overflow from the "pond" and the area
will stay wet for several days. We suspect a tile or storm pipe of some sort exists but is either
broken or surcharged that contributes to the slow drainage of water. The proposed overflows
will exacerbate this condition. It was agreed on the walk through that this area be studied in
further detail and remedied if possible.
Comparisons between the existing and proposed release rates at all outlets must be calculated.
The release rates in the 2-yr, 10-yr, and 100-yr conditions are not evident as they relate to the
existing condition.
For the outlet control structure we noted in the preliminary plans that a 1" mesh screen is to be
used as a trash rack. Our experience with these systems are that they are notorious for
clogging. The technology in the industry has evolved to provide better solutions to this system
that are self-cleaning and less prone to blockages
Calculations should be included for the runoff amount which was calculated. This should include
CN or C-factor and intensities/Tc used.

Traffic Notes
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•
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Review of the TIA showed that approximately 670 new trips would be generated by the
proposed development. However, the TIA claims that the peak trips at Adler & IL 21 would only
increase by 24 trips in the peak hour. This number seems quite low in comparison to the#
generated by the site.
The proposed Right in/right out intersection west of wildberry is situated too close to the IL
137/IL 21 light to be reasonably effective. Traffic exiting would have to maneuver across the
right turn lane to IL 21 SB into eastbound IL 137 traffic that has substantial que's in the peak
hours and/or is rapidly moving when the light is green. We would like to see if this condition has
been studied and approved by IDOT as this seems to be a poor location to be an effective
intersection for traffic leaving the development. We suspect that future residents will prefer to
use the intersection at Adler & IL 21 as its location is easier to turn into the IL 21 traffic flow.
The intersection at IL 21 and Adler currently has geometric challenges as it is not at a right
angle. Current southbound traffic has to come to a nearly complete stop to affect the turn into
the subdivision which is hazardous. At a minimum a right turn lane should be considered here.
A signalized intersection should also be considered at IL 21 and Adler to help control the
additional movements which currently are a struggle during Peak hours. The TIA lists the LOS of
the intersection at an E for the weekday AM peak which is the 2nd lowest grade possible for
intersection efficiency. A signalized intersection with a dedicated right turn lane and a crosswalk
to get pedestrians across to Adler School would be a significant benefit to the subdivision.
We would like to see approval and or review by IDOT for this intersection as well.
We also have a preference for site generated traffic to be routed more directly to/from the
development through a "T" or roundabout intersection from Adler which was outlined in the
original Village comprehensive plan. This traffic pattern should discourage cut through traffic to

•

turn down Adler and exit to IL 137 through Cass and maintain the flow of the commercial and
resident traffic outside of the current subdivision. We would like to discourage this traffic from
entering Adler in its present alignment.
The intersection at Cass and IL 137 should also be reviewed in this study. We have noticed cut
thru traffic that tends to travel at a higher than posted rate through this area. The intersection
can also be very difficult to use during peak times. Traffic on IL 137 is often at full speed or more
during peak times and left turn movements are extremely difficult to perform. There also have
been fatal accidents at this intersection. It should be included in the study and a signal here
should be considered.

Thank Mike. Not sure if this all makes sense, but these are the issues we have recently. If you don't
mind I would also like to forward the resulting issues directly to Jeff Cooper at the Village. We have
been corresponding on this for a while now.
Let us know if you have any questions.
Thanks,
Emily {& Chris)

