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Mr. John McFarland ASSOCIATES

Chicago Capitol Holdings
120 East Ogden Avenue
Hinsdale, Ilinois 60521
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Springs, IL

Dear Mr. Grogan:

You are processing plans for a residential and commercial redevelopment in Western Springs,
[llinois. The program redevelops the site at the Southeast corner of Wolf Road and Burlington
Avenue from a vacant commercial use to a mixed use apartment and commercial building. A fis-
cal and economic impact study was completed for the Village of Western Springs, the Western
Springs Elementary School District 101 and Lyons Township High School District 204,

An executive summary follows this transmittal letter. The full report includes tables that show the
projected revenue and expenditure impacts and economic impact resulting from the apartment
and commercial development on the Village of Western Springs, Western Springs Elementary
School Distriet 101 and Lyons Township High School District 204.

Sincerely,

STRATEGY PLANNING ASSOCIATES, INC.

Steven J. Hovany, AICP
President
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EXECUTIVE SUMMARY
FISCAL IMPACT CONCLUSIONS

Strategy Planning Associates, Inc. was contracted by Chicago Capital Holdings to
evaluate the fiscal and economic impact of the residential and commercial mixed
use development on the Village of Western Springs, Western Springs Elementary
School Districts 101 and Lyons Township High School District 204. The develop-
ment program is named: Foxford Station.

The primary purpose of this study is to show the relationship between revenues
and expenses that results from the new annexation. All future dollar figures are in
current dollar terms based on revenue sources and expenditure levels budgeted for
the Village for FY 2014. We make no allowance for the effects of inflation on
costs, and likewise, we make no allowance for the appreciation of home values and
the increased tax revenues due to higher assessed values. These adjustments would
calt for speculation and therefore would be debatable and distorting to the real
objective of the study. The economic impact portion of the study speaks to the
broader impact of building out the development and bringing in new homeowners.

The study is not a budget forecasting document or development plan, Rather, our
findings are intended to help guide policy decisions. Given the current revenue
structure and level of services, the study determines the revenue impact on the
community. The revenues due to the new community are not segregated but will be
part of the entire budget(s)

0.1 Project Mix:

The proposed development would demolish a vacant grocery store and build a
mixed use building containing: 52 Rental Apartment homes having an average
estimated value of $200,000, with a bedroom mix projected to be 7 1-bedroom, 38
2-bedroom, and 7 3-bedroom; 70 covered parking spaces on the first floor; and
3,495 of commercial retail space on the street level valued at $250 per square
foot. Please note this study uses excel spread sheets which rounds numbers for
easy reading but the full humber carries through the spread sheets allowing num-
bers which can be slightly different then when checking with a calculator.

0.2 Populations
103 new residents are projected at full occupancy.
0.3 Student Generation
The study uses two sets of student generation multipliers: the 1996 [SCS student

generation table; and multipliers resulting from our experience with elevator resi-
dential buitdings.

Strategsf Planning 'Ass_ociates, Inc. 1



Student Multipliers from ISCS 1996 table. For the first analysis, the study vsés
population multipliers dbtained from Hlinois School Consulting Service (ISCS)
1996 table. The ISCS 1996 student generation table is the standard table incorpo-
rated into the codes of most suburban communities.

Upon project buildout § school age children are projected. (2.6 high school age;
2.4 junior high age; and 3.3 elementary age.) Of this number 90% or 7 are expected
to attend public schools. (2.3 high school age: 2.2 junior high age; and 3.0 elemen-
tary age.) See Table 3. The ISCS Table projection is considered the high end
projection.

Student Multipliers for Elevator Apartment Units. The ISCS multipliers iden-
tify average values across the Chicago region. They are not specific to location,
type or target market. As we vary from average in terms of location, the typical
garden apartment or targeted demographic, the multipliers need to be validified.

Strategy Planning Associates find that multiptiers are significantly lower for mid
rise elevator buildings. Prior surveys have identified 1 school age child per 50 to
| 00 units. This analysis will use approximately t school age child per 50 units.
This is The low end projection.

Strategy Planning Associates finds the low end projection to be the most accurate.
For this study, one student is projected to Elementary School District 101 and one
student is projected to High School District 204,

0.4 Market Value

The total projected market value is projected to $11,273,750. Values are based on
tax assessment practices which are less then the sales pricing for the real estate.

The total projected taxable value or Equalized Assessed Valie (EAV) is
$3,276,845. For the current 2013 tax year, the assessed value is $141,048

0.5 Village Impact

With recurring revenues estimated at $64,693 per vear, and recurring non reim-
bursed expenses estimated at S49,508 per vear, we are showing a surplus of
515,524 per year upon completion. A surplus occurs in the second vear of develop-
ment, and reoceurs in successive years.

The proposed development will have a positive effect on the long term fiscal pos-
ture of the Village and should not have any negative impact to the property tax bur-
den of the current residents. As early as the second vear, the development should
provide a net improvement to the Village’s tax base, helping to stabilize or even
reduce the tax burden on existing residents,

Strategy Planning As;éociates, inc. 2



Also note. these expenses are considered norinal for ¢ neve developmenr and it 's
strain on services or it's ability to stretch it's services. This development is the
redevelopment of an existing site which already receives municipal services, is
already surrounded by the municipality and may not create any recirring or mar-
ginal expenses in reality.

0.6 Impact to Western Springs Elementary School District 101

There is 1 school-age child from the development anticipated to be attending
school in Schoot District 101. Projected annual operating revenues ot $100,525 are
expected to exceed annual operating expenses of $9,113 for School District 101 by
§91,412.

Comparatively the ISCS 1996 table multipliers result in 5.1 students. Projected
annual operating revenues of $102,118 are expected to exceed annual operating
expenses of 546,837 for School District 101 by $53,281.

This fiscal impact to the school district is a very conservative projection. While we
measure the impact of real estate and State Aid against operating costs, there are
approximately 3% other revenues coming from other sources. Impact fees are also
not included as they are not recurring revenues. Making the adjustment for reve-
nues from other uses and impact fees would make the fiscal impact more pos-
itive.

0.7 Impact to Lyons Township High School Distriet 204,

There 1s 1 school-age children from the development anticipated to be attending
School District 204. Projected annual operating vevenues of $70,217 are expected
to exceed annual operating expenses of $15,881 for School District 204 by
$54,336.

Comparatively the ISCS 1996 table multipliers result in 2.3 students. Projected
annual operating revenues of $70,823 are expected to exceed annual operating
expenses of 537,102 for School District 204 by $33,721.

This fiscal impact to the school district is a very conservative projection. While we
measure the impact of real estate and State Aid against operating costs, there are
approximately [1% of revenues coming from other sources. Impact fees are also
not inciuded as they are not recurring revenues. Making the adjustment for reve-
nues from other uses and impact fees would malke the fiscal impact more pos-
itive.

0.8 Property Tax to All Districts

The development is expected to have a taxable value of $3.3 million. Applying the
2012 tax rate of 7.902 per S100 of equalized assessed value to the taxable value

“‘--Strategy Planning Associates, Inc. 3



results i totak annual property tax revenues of $258.935 attributed to the new
development. The current 2013 real estate tax on the site is $32,340.

0.9 Economic Impact

The economic impact to the community is measured by the wealth it brings into
the community and the ability of the community to capture this wealth and circa-
late it within the community. The proposed development will add new value to the
community, increase the overall wealth and stability of the economic base, and
contribute to the circulation of wealth within Western Springs.

The direct economic impact of the development is summarized below:

The construction phase is projected to expend $7.72 million. Of this amount 58%
or $4.48 million 1s expected to be paid out in salaries and wages. The construction
phase uses 247,109 man hours to complete. This converts to 124 full time equiva-
lent (FTE) jobs. The 124 number is very conservative. While the mathematical cal-
culation is correct, employment may be inconsistent. The actual jobs created count
is likely larger.

[n the operations phase, Foxford Station will bring in 52 new families. We conser-
vatively estimate $72,000 average family income. The new families are projected
to have annual expenditures of §3.0 million. For example, $220 thousand is pro-
jected in grocery purchases, and 5202 thousand is projected in purchasing health
care. The development being within the Village of Western Springs has the poten-
tial of spreading it’s economic benefit throughout the community.

In sum, our model of fiscal impact finds the proposed development, upon
completion, will cause a positive impact to the Village of Western Springs and
a positive impact to Western Springs Elementary School District 101 and
Lyons Township High School District 204, The construction phase and the
operations phase of the development will enhance and strengthen the local
econony,

Strategy Planning Associatéé’,"linc. 4
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INTRODUCTION: FISCAL IMPACT ANALYSIS

1.0 INTRODUCTION: FISCAL IMPACT ANALYSIS

Strategy Planning Associates, Inc. was contracted by Chicago Capital Holdings to
evaluate the fiscal and economic impact of the residential and commercial mixed
use development on the Village of Western Springs, Western Springs Elementary
School Districts 101 and Lyons Township High School District 204.

The primary purpose of this study is to show the relationship between revenues
and expenses that results from the new annexation. All future dollar figures are in
current dollar terms based on revenue sources and expenditure levels budgeted for
the Village for FY 2014. We make no allowance for the effects of inflation on
costs, and likewise, we make no allowance for the appreciation of home values and
the increased tax revenues due to higher assessed values. These adjustments would
call for speculation and therefore would be debatable and distorting to the real
objective of the study. The economic impact portion of the study speaks to the
broader impact of building out the development and bringing in new homeowners.

The study is not a budget forecasting document or development plan. Rather, our
findings are intended to help guide policy decisions. Given the current revenue
structure and level of services, the study determines the revenue impact on the
community. The revenues due to the new community are not segregated but will be
part of the entire budget(s)

1.1 Project Mix:

FIGURE 1.

Existing Use
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INTRCDUCTION: FISCAL IMPACT ANALYSIS

FIGURE 2. Plan of Redeveldpment

e St it S L e W
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The proposed development would demolish a vacant grocery store with parking lot
and build a mixed use building containing: 52 Rental Apartment homes having
an average estimated value of $200,000, with a projected bedroom mix of 7 1-bed-
room, 38 2-bedroons, and 7 3-bedroom; 70 covered parking spaces on the first
floor; and 3,495 of commercial retail space on the street level valued at $250 per
square foot.

The development program is named: Foxford Station.

Please note this study uses excel spread sheets which rounds numbers for
easy reading but the full number carries through the spread sheets allowing
numbers which can be slightly different then when checking with a calculator.

1.2 Occupancy Schedule
We assume the first year or twelve-month period to be 2016. Residential occu~

pancy will start in early 2016 and be completed within the year. The commercial
portion will fully occupy in 2016. See Table 1.

Strategy Planning Associates, Inc. 4



INTRODUCTION: FISCAL IMPACT ANALYSIS

1.3 “Population Generation

We base our population projections on the latest (1996) factors provided by Asso-
ctated Municipal Consultants, [nc., also known as the Iilinois School Consulting
Service in Napervilie, [llinois.

We use Microsoft Excel spreadsheets to make calculations. Some of the figures
presented may vary slightly from the figures determined using a calculator due to
rounding. These differences are small, and are not significant to the determination
of the fiscal impact.

We are projecting an ultimate population of 105 residents at full occupancy. See
Table 2.

1.4 School Age Generation

The study vses two sets of student generation multipliers: the 1996 ISCS student
generation table; and multipliers resulting from our experience with elevator resi-
dential building.

1.4.1 Student Multipliers from ISCS 1996 table

For the first analysis, the study uses population multipliers obtained from Iilinois

School Consulting Service (ISCS) 1996 table, The ISCS 1996 student generation

table 1s the standard tabie incorporated into the codes of most suburban communi-
fies.

Upon project buildout 8 school age children are projected. (2.6 high school age;
2.4 junior high age: and 3.3 elementary age.) Of this number 90% or 7 are expected
to attend public schools. (2.3 high school age: 2.2 junior high age; and 3.0 elemen-
tary age.) See Table 3.

The ISCS Table projection is considered the high end projection.
1.4.2 Student Multipliers for Midrise Apartment Units.

The [SCS population generation tables were first issued in 1972 and updated every
couple vears until 1996. The interim updates indicated a steady decline in both
population per unit and school age children per unit. Demographic studies have
indicated that these declines continued from 1996 to the present. These declining
multipliers are consistently identified in demographic studies of changes in the
local and national population.

The ISCS multipliers identify average values across the Chicago region. They are
not specific to location, type or target market. As we vary from average in terms of
location, the typical garden apartment or targeted demographic. the multipliers
need to be validified.

Strategy Planning Associates, Inc. 3



INTRODUCTION: FISCAL IMPACT ANALYSIS

Strategy Planning Associates find that multipliers are significantly lower for mid
rise elevator buildings. Prior surveys have identified 1 school age child per 30 to
100 units, This analysis projects about 1 school age child per 50 units.

Upon project buildout 1.14 school age children are projected. (0.32 high school
age; 0.62 jumor high age; and 0.20 elementary age.) See Table 4.

The elevator building projection is considered the low end projection. Strat-
egy Planning Associates feel the low end projection is the more accurate. For
analysis purposes the study allocates one student to the elementary district
and one student to the high school district

1.5 Estimated Total Market Value and Taxable Value

The total residential market value of the development, after buildout, is estimated
to be $10.4 million. The taxable value or Equalized Assessed Value (EAV) is
52.71 million.

The residential taxable vahlue was calculated by multiplying the assessors market
value by 10%. Then applying the tax multiplier now 2.6039.

The total commercial market value of the development, after buildout, is estimated
to be §873,750. The taxable value or Equalized Assessed Value (EAV)is $568,789
million.

The commercial taxable vaiue was caleulated by multiplying the assessors market
value by 25%. Then applying the tax multiplier now 2.6039.

The subject site includes three tax parcels:
18-05-303-029-0000
18-05-303-028-0000
18-05-305-011-06000

The existing Assessed valuation of the three parcels. based on 2013 tax bills is
S$141,048

The total projected market value is projected to §11,273,750.

The fotal projected taxable value or Equalized Assessed Value (EAV) is
33,276,845, For the current 2013 tax yvear, the assessed value is $141,048
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FISCAL IMPACT TO THE VILLAGE OF WESTERN SPRINGS

2.0 FISCAL IMPACT TO THE VILLAGE OF WESTERN
SPRINGS

The primary purpose of this study {s to show the impact of revenues that results
from the new community. All future dollar figures are in current dollar terms,
based on revenue sources and expenditure levels documented in the budget pro-
vided to us by the Village of Western Springs. We make no allowance for the
effects of inflation on costs, and likewise, we make no allowance for the apprecia-
tion of home values and increases in tax revenues due to higher assessed values.

The revenues estimated in this report reflect recurring annual revenues related to
the presence of the new population in the community.

Unless otherwvise noted, our estimate of fiscal impact (o the Village of Western
Springs is based on the budgeted revenues for FY 2014. We project the fiscal
impact to the government as a whole, and not to specific departments.

We are not including revenues from building permits, inspection/review fees, or
other such non-recurring fees in our revenue projections. We assume in this study
that building permit fees, as well as any one-time plat review fees, are structured to
meet costs of inspection services and planning staff services. Similarly, in this
report we exclude revenues or expenses related to proprietary operations, such as
the Water & Sewer funds. We assume up-front charges such as tap-on fees and
user consumption fees are structured to meet costs of these services. These fees
and charges are discussed in the next chapter.

2.1 New Revenue Estimates

Tables 6, 7, and 8 and Figure 3 show the estimates of new revenue to the Village of
Western Springs from the proposed development.

2.1.1 Property Tax Revenue

We are projecting recurring annual property tax revenue to the Village at 330,999
per year after the development is completed. This was determined using the West-
ern Springs Village tax rate of 0.929 per $100 of equalized assessed value and half
of the 2012 Lyons Township Road and Bridge rate of 0.044 per S100 of equalized
assessed value which goes to the Village. Currently, the Village of Western
Springs receives $1,334 in property tax revenue from the site. See Table 6.

For Village associated jurisdictions. we are projecting recurring annual property
tax revenue to the Western Springs Park District at $4,194 per year; 5100140 to
Western Springs Elementary School District 101; 569,764 to Lyons Township
High School District 204 and $6,455 to Western Springs Library.

“Strategy Planning Associates, Inc, 10
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2.1.2 Sales Tax Revenue, Residential (Retail Occupancy Tax)

We estimate approximately $4,118 in new sales tax revenue will be generated
annually from new residential spending. We base this estimate on the following
assumptions: The renters will have household incomes averaging 572,000.

Approximately 20% of income is spent on convenience goods and 10% of income
1s spent on comparison goods.

1. Approximately 30% of convenience goods and 10% comparison goods purchases are
made within the municipality:

-~ convenience goods hnplies groceries, personal care services, efc.

-- comparison goods implies cars, appliances, or clothing.

2. 100% of all goods purchased are taxable, from the viewpoint of the municipality.
(Municipalities receive a 1% tax on sales from the State.)

3. We note that the sales tax revenues described here are those resulting from the direct
expenditures of new residents in existing businesses. We note there are limited opportuni-
ties for variety of retail sales available in the community. However, there are further eco-
nomic benefits likely to occur. New population and income will encourage additional
retail opportunities increasing the sales tax projection. Currently the building gener-
ates no sales tax.

2.1.3 Commercial Sales Tax

We estimate annual sales generated from the operation of the first floor commer-
cial space to be $873,750 at $250.00 per square foot. The Village of Western
Springs receives a [ % tax on total sales, or an estimated S8,738 annually. To avoid
double counting $1,000 is debited reflecting expenditures from the apartment resi-
dents at this commercial facility. While the development will produce direct sales
tax revenues for the Village, we can expect that there will be spending by the
employees during construction phase and employees during the operational phase
to local businesses in Western Springs.

2.1.4 Utility Tax Revenue
For residential development, the municipality has a utility tax of 5% on utility
usage. The average utility tax revenue per houschold is estimated to be S14 for

gach 1% of tax, or $70 per household. We estimate the development will produce
$3.,640 in utility tax revenue after completion.

2.1.5 State Local Use Tax}

The State is projected to redistribute revenue from the Local Use Tax at a rate of
S16.70 per capita in 2014 (Illinois Municipal League, 10/13). We estimate an addi-

Strategy Planning Ass_ésciates, Ir;c. i1
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tional $1,706 will be generated annually with the addition of 1035 new residents.
The community would have to conduet a special census in order to receive the
State Shared Revenues prior to the 2020 census.

2.1.6 Income Tax Redistribution

In 2014 the State is projected to redistribute the Income Tax to municipalities at a
rate of $95.40 per capita (Ilinois Municipal League, 10/13). We estimate an addi-
tional $10,034 will be generated annually with the addition of 1035 new residents.
The community would have to conduct a special census in order to receive the
State Shared Revenues priov to the 2020 census.

2.1.7 Wiotor Fuel Tax

In 2014, the State is projected to redistribute fuels tax revenue to municipalities at
an annual rate of $23.50 per capita (IHinois Municipal League, 10/13). We esti-
mate the new residents in the community will generate approximately 52,472 in
new fuels tax revenue annually after the community 1s built out. The community
would have to conduct a special census in order to receive the State Shared Reve-
nues prior to the 2020 census.

2.1.8 Felecommunications Tax Revenne

The Village has enacted a telecommunications tax. The average telecommunica-
tions revenue per household, is estimaied to be $40.00. With 32 new households,
the community can be expected to generate an additional 52,080 annually in tele-
conumnunications tax.

2.1.9 Motor Vehicle Stickers

The Village of Western Springs has a $35.00 per annum vehicle sticker fee.
Assuming |.2 vehicles per unit and 80% compliance results in $1.856 in annual
fees upon completion of the residential portion.

2.1.10 Total Revenue Impact

Total annual recurring revenues to the municipality are expected to reach $64,693
per year after completion. See Table 9 and Figure 3.

The $64,693 municipal revenue is 5616 per capita for the 105 new restdents. which
is in excess of costs of service.

1. The Siate redistributes revenue from the Siate Local Use Tax. the Income Tax, and the Motor Fuel Tax on a per
capiia basis using the most recent census data. As the residents from this projeet will arrive after the 2010 census.
the Village would have to conduct a special census to receive revenue for those residents prior to the results of the

2020 census.

. gi:.'ategy Planning Associates, Inc. 12
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FISCAL IMPACT TO THE VILLAGE OF WESTERN SPRINGS

2.2 Expense Caleculation - Village of Western Springs

Expenses are estimated using the Service-Standard Method of Fiscal Impact Eval-
uation. The Service-Standard Method is an average costing method which uses
averages of staffing service. A marginal stafting ratio is used to estimate the num-
ber of new municipal staff necessary for every additional 1,000 residents of popu-
lation growth. This ratio is multiplied by the estimated number of people in the
new development (divided by 1,000) to estimate the number of new employees
that may be necessary.

The Viilage's operating expenditures, as reported in its budget, are divided by ils
staff size to derive an estimate of operating expense per employee. This operating
expense per employee is adjusted down according to the residential portion of the
Village's total assessed valuation. This is to fairly distribute the costs of public ser-
vices between residential and non-residential property owners. The adjusted oper-
ating expense per employee is multiplied by the estimated number of new
employees caused by the development, arriving at an estimate of new operating
expenses due to the development. See Table 10.

Capital expenses are estimated on a continuing annual basis, analogous to the pay-
ment of principal and interest on bonds issued to pay for public capital improve-
ments caused by the development. Capital expenses are estimated at 10% of
operating expenses m each year.

2.2.1 Expenscs Attributable to Residential Development

Current Staff Ratio Per 1,000 Residents

The Village of Western Springs has 65 FTE (full-time equivalent) employees. We
did not include full-time equivalent positions which are devoted to Water & Sewer
or Capitol Projects functions, With an estimated 2012 population of 13.105 people,
the number of FTE’s equate to a staffing ratio of about 4.96 employees per 1,000
resident population.

We recognize that the marginal increase in municipal employees will be less then
the ratio of current emplovees to 1,000 residents. One reason for this is that depart-
ment heads are not duplicated as the size of the municipal staff grows. To compute
the number of new employees needed per additional 1,000 residents, we net out
department heads under the assumption that these positions would not be dupli-
cated. Subtracting department heads or non duplicated employees needed from
results in a marginal staffing ratio of 4.50 employees per 1.000 residents.

Based on our marginal staffing ratio per 1,000 residents, and 103 new residents in
the development, we estimate a need for approximately 0.47 new staff by buildout.

Strategy Planning Associates, Inc. 18



FISCAL IMPACT TO THE VILLAGE OF WESTERN SPRINGS

Operating Expenses Per Employee

The Village has budgeted approximately S106,799 per employee in operating
expenditures for FY 2014. Of the operating expense per employee, we estimate
that only a portion is attributable to servicing residential uses. This ratio is based
on the residential portion of the municipality’s total assessed valuation or 93.34%
of the total cost. Therefore. we estimate operating expenses per employee, attribut-
able to servicing residential property, at $99.686. See Table 11.

Timing of Expenditures

We have recognized that some revenues are not actually received by a municipality
in the same year that the taxes were levied, so we have delayed the receipt of cer-
tain revenues by one vear or more, principally the property tax revenues and State
Income. Regarding expenditures, we also recognize that communities usually iden-
tify a current need, then budget for this need in another fiscal year. That is, com-
munities do not actually spend money in advance ot growth, but after growth has
occurred. To adjust for this lag in expenditures, we assume that half the growth in
calculated costs between each year will not actually be spent in that year.

For example, in the first year of development, we estimate the new community will
generate S51.812 in new expenses to the Village of Western Springs However, we
only attribute one-halt this amount in new expenses to the development in that
vear. One-half of the cost increase is allocated to the next fiscal year. The total cost
of the residential development aftter it is complete is estimated to be S51.812.

2.2.2 Expenses Atiributable to Commercial Development

Many fiscal analyses allocate all government costs to residential uses and effectu-
ally overemphasize the fiscal benefits of non-residential uses. In reality, nonresi-
dential uses also require the full range of government services that residential uses
require; such as, police and fire protection, snow removal, and street improve-
ments. The main benefit of such non-residential uses are in the provision of
employment for the Village, and the fiscal impact of commercial sales tax reve-
nues.

The Urban Land Institute has studied the impact of development and found that the
service cost of 4 employees is the same as the service costs of a single resident.
Western Springs has an operating cost of $530.00 per capita. The cost of servicing
an emplovee is determined by using the Village's non-residential assessment value
and the adjusted operating budget of $6.94 million. This calculation would there-
fore be $132.50 per employee. This study uses the calculation of S$132.50 per
emplovee to estimate the service costs for a non-residential use. See Table 12,

Strategy Planning Associates, Inc. 19
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Commercial Emplovees and Expenses

The Urban Land Institute estimates 1 employee per 400 square feet of retail, result-
ing that a total of'8.7 employees will be generated by the commercial development.
These new employees produce an estimated $988 in new expenses. Table 11
shows the calculations of new expenses from the commercial land use.

Commercial dnnual New Capital Expenses {Capital costs annualized on an infi-
nite basis)

We estimate the annual capital costs based on a capital cost ratio of 10% of annual
operating costs. With annual operating costs of S988 per vear, annual capital costs
at 10% are estimated at $99 per year, after the commercial component of the devel-
opment is fully occupied. This represents the annual debt service on new capital
facilities or equipment. Total commercial operating and capital expenses are
S1,087 annually.

2.2.3 Expenses Attributable to Commercial Development Offset

The existing building is about 12,000 square feet of commercial use. Using the for-
mula of one employee per 400 square feet results in 30 employees. The Urban
Land Institute has studied the impact of development and found that the service
cost of 4 employees is the same as the service costs of a single resident. Western
Springs has an unreimbursed operating cost of $530.00 per capita. The cost of ser-
vicing an emplovee would therefore be $132.39, This study uses the calculation of
5132.50 per employee to estimate the service costs for a non-residential use.

Commercial Emplovees and Expenses

Based on the employee estimates. we assume a total of 30 employees were gener-
ated by the existing building. These employees consumed an estimated $3,390 in
unreimbursed municipal operating services. The existing building will be removed
and replaced with a larger structure. The impact being removed when the original
building is removed is debited against the impact of the new building.

Arnual New Capital Expenses (Capital costs annualized on an infinite basis)

We estimate the annual capital costs based on a capital cost ratio of 10% of annual
operating costs. Demolishing the existing building results with a negative capital
impact of (§339.)

Net Commercial Impaci

The new commercial impact when debited with the removed impact of the old
building results in a net commercial impact of negative ($2,643) See Table 13,
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FISCAL IMPACT TO THE VILLAGE OF WESTERN SPRINGS

2.3 Net Fiscal Impact to the Village of Western Springs’s budget through the year
2023.

Table 13 shows the net fiscal impact to the Village of Western Springs’s budget
through 2023.

With recurring revenues estimated at S64,693 per vear, and recurring non reim-
bursed expenses estimated at $49,508 per year, we are showing a surplus of
515,183 per year upon completion. A surplus occurs in the second year of develop-
ment, and reoceurs in successive years.

The proposed development will have a positive effect on the long term fiscal pos-
ture of the Village and should not have any negative impact to the property tax bur-
den of the cusrent residents. As early as the second year, the development should
provide a net improvement to the Village’s tax base, helping to stabilize or even
reduce the tax burden on existing residents.

Also note, these expenses are considered normal for a new development and it'’s
strain on services or it's ability to streteh it’s services. This development is the
redevelopment of an existing site which already receives municipal seivices, is
already surrounded by the municipality and may not create any recurring or mar-
ginal expenses in reality.

Strategy Planning Aséociates, Inc. 24
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FISCAL IMPACT TO WESTERN SPRINGS ELEMENTARY SCHOOL BISTRICT 101

3.0 FISCAL IMPACT TO WESTERN SPRINGS ELEMENTARY
SCHOOL DISTRICT 101

This study estimates new revenues for Western Springs Elementary School Dis-
trict 101 provided by the IHinois State Board of Education.

3.1 Projected Student Population

After evaluating several student generation models, the study estimates that devel-
opment, as proposed will result in 1 elementary school age child. The student
count results from the unique demographic profile of the housing products being
proposed. For comparison purposes the study also presents data using the [SCS
1996 table multipliers. The ISCS multipliers are shown for comparison only and
are not the recommendations of the study.

3.2 New Revenue Estimates

Table 14 summarizes the new revenues to the School District from the proposed
redevelopment.

3.2.1 Property Tax Revenue

The 2012 property tax rate was 3.056 per $100 assessed valuation. With a total tax-
able value of $3.28 mitlion dollars after completion, we are estimating that the
development will ultimately generate $100,140 in annual property tax revenue for
School District 101.

3.2.2 General State Aid

In 2013-13, School District 101 is expected to receive $384.82 per student in unre-
stricted General State Aid. according to the Illinois State Board of Education.

With | new students after the development is built out in 2016, we estimate an
additional $384.82 per year will ultimately be generated to the School District
from General State Aid. We estimate a one-year delay in realizing General State
Atd, so that the amount generated by the first vear’s new students is not received
unti! the second year.

Comparatively the ISCS 1996 table multipliers result in 3.1 students and S1,978 in
General Siate Aid.

Stratégy P?anntng Associates, Inc. 27



SES0MS | STSms | steoms | oscs'oms | scsoors | oszsoms 9rHTS 9HTS TS SNLAR] RO,
¢8eS cues ¢8RS §88% §80S SRS gres 0$ 0% 0§ TERES IV g
OFIOOIE  ORPOOIS  OPIODIS  OFLCOOIS  0F100LS OFFOOIE  9ETS YHTS ObFTS ug0's sy vl Al
_ | 1 i { | _ 1 0 0 SIOPIS J0 AgILINN
SEROITES  SHYULTES  SENOLTES  SPYVLTYS  SPNOLTES  SPSOLCES  SWOLTES  SREMLTES  BEOOSS  E0OSS ANA SJENEL 0],
£T0E T 1202 T0T _ 6102 8108 LIOT 910z $10% _ 10T 016 00
e AOADY
AUNKTDNCy D[ SNOPIEDY DA A W E0E
SUIPINg 10)eAd[] 10} pajepd() swonpdingA|
RITOIS | RICZOIS | SUZOIS | SI'TOIS | SLITOIS | BUCZOIS | 811'Tis | Orris IHTS RS SANUILIY M0,
SLG'1$ SLOTS 8L6°1% SLO'LS 8L6'1S RL6'ES 8L6°1% 0% 03 08 TWESES pIy Mg
OFIOGIS  OFIOOIS  ORTOMS  OPI00IS  OFEO0IS  OFIO0IS ORECOOIS 9MIEs 9FETS GPETS 950°¢ Ay i, Kuaduig
05 ' s (¢ I'e s s g oo 00 SUAPIS JO IGUINN
CPIOLTES  SHYOLTES  SEROLTES  SHROLTES  SHYUTCS  CONOLT'ES  SEYOLTES WOR BEOOSS ANfA RN, [0,
€20 T IZ0C 0Z0T plT _ 810¢ _ LI0T cie FIOT .
iS4l

Asuidnangy o), SREPISY A

EEH R AN

DOEOADY

saotduIAl DSD1 9661

LO1 1213sI(] Adejuswa]] ‘SonuUsAdy pajeLunlsy

-~



FISCAL IMPACT TO WESTERN SPRINGS ELEMENTARY SCHOOL DISTRICT 101

3.3 Expense Calculation

3.3.1 Annual Operating Costs

Per Student Spending
WESTERN SPRINGS SD 101
g:s 5,831

Operational Spending (5}

wes et w2 wou

H ootict B state

Source: Ilinois State Board of Education

For 2013 School District 101 reported operating expenditures of $9,113 per pupil.
One new student, after full residential occupancy in 2016, is projected to attend
school in School District 101. Using the per pupil operating expenditure of $9,113
per pupil, we estimate new educational operating expenses of $9,113 per year after
all of the units are occupied. See Table 15.

Comparatively the ISCS 1996 table multipliers result in 5.1 students and $46,837
in projected educational operating expenses after all of the units are occupied.

3.3.2 Timing of Expenditures

We have recognized that some revenues are not actually received by the school
district in the same year that the taxes were levied or the population arrives, so we

Strategy Planning Associates, Inc. 29



FISCAL IMPACT TO WESTERN SPRINGS ELEMENTARY SCHOOL DISTRICT 101

have delayed the receipt of both the property tax revenue, as well as General State
Aid, by one full year. Regarding expenditures, we also recognize that school dis-
tricts usually identify a current need. and then budget for this need in another fiscal
year. That is, school districts do not actually spend money in advance of growth,
but after growth has occurred. To adjust for this fact, we assumed that one-half of
our calculated growth in costs between each vear, relating to the new population in
each year, will actually be deferred to a future budget vear.
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FISCAL IMPACT TO WESTERN SPRINGS ELEMENTARY SCHOOL DISTRICT 101

3.4 Net Fiscal Impact

3.4.1 Long-Term Impact to Operating Budget

Table 16 indicates that projected annual operating revenues are expected to exceed
annual operating expenses for School District 101 by $91,412 in the years follow-
ing the completion of the development.

Comparatively the ISCS 1996 table muitipliers result in 5.1 students and a positive
tiscal impact of $55,281.

3.4.2 Summary

There is 1 school-age child from the development anticipated to be attending
school in School District 101. Projected annual operating revenues of $100,525 are
expected to exceed annual operating expenses of $9.113 for School District 101 by
3591,412.

Comparatively the ISCS 1996 table multipliers result in 3.1 students. Projected
annual operating revenues of $102,118 are expected to exceed annual operating
expenses of $46,837 for School District 101 by $55,281.

This fiscal impact to the school district is a very conservative projection. While we
measure the impact of real estate and State Aid against operating costs, there are
approximately 576 other revenues coming from other sources. Impact fees are also
not included as they are not recurring revenues. Making the adjustment for reve-
nues from other uses and impact fees would make the fiscal impact more pos-
itive.
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FISCAL IMPACT TO LYONS TOWNSHIP HIGH SCHOOL DISTRICT 204

4.0 FISCAL IMPACT TO LYONS TOWNSHIP HIGH SCHOOL
DISTRICT 204

This study estimates new revenues for Lyons Township High School District 204
provided by the Illinois State Board of Education.

4.1 Projected Student Population

After evaluating several student generation models, the study estimates that devel-
opment, as proposed, will result in I high school age children. The student count
results from the unique demographic profile of the housing products being pro-
posed.

For comparison purposes the study also presents data using the ISCS 1996 table
multiphiers producing 2.3 high school age children. The ISCS multipliers are
shown for comparison only and are not the recommendations of the study.

4.2 New Revenue Estimates

Table 17 summarizes the new revenues to the School District from the proposed
development.

4.2.1 Property Tax Revenue

The 2012 property tax rate was 2.129 per S100 assessed valuation. With a total tax-
able value of $3.28 million dollars after completion, we are estimating that the
development will ultimately generate $69,764 in annual property tax revenue for
High School District 204,

4.2.2 General State Aid

In 2013-2014, School District 204 is expected to receive $S433.79 per student in
unrestricted General State Aid. according to the [llinois State Board of Education.

With | new student after the development is built out in 2016, we estimate an addi-
tional 5433 per year will ultimately be generated to the School District from Gen-
eral State Aid. We estimate a one-year delay in realizing General State Aid, so that
the amount generated by the first year’s new students is not veceived until the sec-
ond vear,

Comparatively the [SCS 1996 table multipliers result in 2.3 students and $1,059 in
General State Aid.
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FISCAL IMPACT TO LYONS TOWNSHIP HIGH SCHOOL DISTRICT 204

4.3 Expense Calculation

Por Student Spending £2;

Instruetionsl Spending (3)

Operational Spencding (3}

i t T Vi i f i ]
FOEF Fishidl G iz 013

B pistrict B state

Source: Illinois State Board of Education
4.3.1 Annual Operating Costs

4.3.2 Annual Operating Costs

For 2013 School District 204 reported operating expenditures of $15,881 per pupil.
Projecting 1 new student, after full residential occupancy in 2016, will attend in
School District 204. Using the per pupil operating expenditure of $15,881 per
puptil, we estimate new educational operating expenses of $15,881 per year after
all of the units are occupied. See Table 18.

Comparatively the ISCS 1996 table multipliers result in 2.3 students and a new
educational operating expenses of $37,102 per year after all of the units are occu-
pied. Please note that about 11% revenues come from other sources beyond prop-
erty taxes and State Aid. This report also does not include impact fees which are
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FISCAL IMPACT TO LYONS TOWNSHIP HIGH SCHOOL DISTRICT 204

not recurring revenues. If both these factors were applied the net operating cost
attributed to residential would be reduced.

4.3.3 Timing of Expenditures

We have recognized that some revenues are not actually received by the school
district in the same year that the taxes were levied or the population arrives, so we
have delayed the receipt of both the property tax revenue, as well as General State
Aid, by one full year. Regarding expenditures, we also recognize that school dis-
tricts usually identify a current need, and then budget for this need in another fiscal
vear. That is, school districts do not actually spend money in advance of growth.
but after growth has occurred. To adjust for this fact, we assumed that one-half of
our calculated growth in costs between each year, relating to the new population in
each year, will actually be deferred to a future budget year.
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FISCAL MMPACT TO LYONS TOWNSHIP HIGH SCHOOL DISTRICT 204

4.4 Net Fiscal Impact

4.4.1 Long-Term Impact to Operating Budget

Table 19 indicates that projected annual operating expenditures are expected to
exceed annual operating revenues for School District 204 by $54,336 in the years
following the completion ot the development.

Comparatively the ISCS 1996 table multipliers result in 2.3 students and a positive
fiscal impact of $33,721.

4.4.2 Summary

There is I school-age children from the development anticipated to be attending
School District 204. Projected annual operating revenues of $70.217 are expected
to exceed annual operating expenses of $15,881 for School District 204 by
554,336.

Comparatively the ISCS 1996 table multipliers result in 2.3 students, Projected
annual operating revenues of $70,823 are expected to exceed annual operating
expenses of $37,102 for School District 204 by $33,721.

This fiscal impact to the school district is a very conservative projection. While we
measure the impact of real estate and State Aid against operating costs, there are
approximately 11% of revenues coming from other sources. Impact fees are also
not included as they are not recurring revenues.Making the adjustment for reve-
nues from other uses and impact fees would make the fiscal impact more pos-
itive.
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PROPERTY TAX REVENUES TO OTHER DISTRICTS

5.0 PROPERTY TAX REVENUES TO OTHER DISTRICTS

The development is expected to have a taxable value of' $3.3 million. Applying the

2012 tax rate of 7.902 per $100 of equalized assessed value to the taxable value
results in total annual property tax revenues of $258,935 attributed to the new
development. Table 20 details the distribution of property tax revenues by taxing

district. The current 2013 real estate tax on the site is $32.340.

Property Tax Distribution to All Districts

TABLE 20,

Taxing Jurisdiction Tax Rate/S100% Extension **
Cook County 0468 513,336
Forest Preserve District of Cook County 0.063 32,064
Cook County Health Facilities 0.063 52,064
Lyons Township 0.063 52,064
Lyons General Assistance 0.003 398
Lvons Road and Bridge 0.044 51,442
Lyons Township Mental Health 0.103 33,37
Village of Western Springs 0924 530,278
Western Springs Library 0.197 36,4535
Elementary School District #101 3.056 $100,140
High School District #204 2129 569,764
DuPage Community College 2502 (0.276 59,04
Metro Water Reclamation Dist of Greater Chicago 0.370 $12,124
DesPlaines Abatement District 0.015 $492
Western Springs Park District 0.128 34,194

TOTAL 7.902 $238.936

* Using 2012 individual tax rates.
** Based on a taxable value of:

$3,276.845
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ECONOMIC IMPACT

6.0 ECONOMIC IMPACT

According To “Economic Base Theory,” productive activity that creates value and
imports money into a community and increases the economic base of the commu-
nity. Once income is imported into a community, it circulates and has a multiplier
effect as it is spent over and over again. Residents in a free standing Village earn
and spend their money within the community, making the calculation of changes
in the economic base very simple. However, communities such as Western Springs
have an open economic system, meaning that residents earn and spend money both
within and outside the Village borders. Projecting the changes in the economic
base generated by the proposed development involves three issues: the value added
by the development; the creation of wealth through income brought in by the new
residents; and the circulation of that new wealth within the community.

6.1 Economic Base Value Added

The building and development process demonstrates how the economic base is
enthanced by the addition of new value. This report showed that the development
will generate new properties valued at $11.3 million upon completion. To this
pomt, we have used market value based on tax assessment practices. Put most sim-
ply, much of what is built is not included by the assessor. We estimate the actual
market value would be 20% higher then the assessor’s market value or $13.6 mil-
lion. If this construction is purchased with money from outside the community, the
merease i value brings wealth into the community and adds to the economic base.
To the extent that this money is retained and circulated within the community, the
economic well being of the community is increased.

6.2 Economic Impact to the Village of Western Springs

Economic impacts are differentiated by time and type. The first type, construction
phase impacts, are short term effects. They include employment impacts that
encompass on-site and off-site construction employment, on-site and off-site trade/
trangportation/service employment, and manutfacturing employment in support of
construction: income impacts that refer to the wages and salaries of construction
related workers; and expenditure impacts that extend to the construction related
workers™ spending of their wages and salaries and to the material purchases made
mside and outside the region in support of the construction.

The second type of impact is the operation phase impact. These are long term
impacts generated by the operation of the project. They include resident. income

and expenditure effects that occur over the long run.

The following sections quantify the effect on the Western Springs economy.
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ECONOMIC IMPACT

6.3 Construction Phase Impacts

The economic impact of the construction process is analyzed in two ways. First,
the construction process is broken down by the types of activities that occur in the
development. construction, and marketing process with the emphasis of the type of
contractor used in each category. Second, the effects of direct employment and the
purchase of goods during the construction process are analyzed with the emphasis
on salaries paid.

6.3.1 Cost Distribution by Category

The total market value of the development at completion is $13.6 million. Of this
amount 77.2% or $10.8 million relates to costs of construction. The improvement
of the land, the construction of the buiidings, and many of the supporting functions
are performed on site, or within the Village of Western Springs. About 77.2% of
the market cost of the development is expensed for people and materials, with the
remainder projected for profit, financing, and miscellaneous costs. This section
below details these expenditures and discusses the potential of Western Springs to
capture the income from the completed work.

The expenditure for selected categories is projected by applying anticipated costs,
The distribution of costs are based on a typical pro-forma. not specific to this pro-
gram. Each category is discussed below. See Table 21.

Planning, Engineering and Design: 2.1%) or $0.2% million is pro-
Jected to be spent to create and implement the plans. Disciplines involved include
land planning, architecture, landscape architecture, engineering, legal and finan-
cial. Local firms have a location advantage for getting these assignments. Once a
project is underway, it is often more economical to use a firm located in the imme-
diate area. This professional services sector is in need of this new business.

Site Improvements: §.7% or S1.16 million is projected to be spent
on site improvements and preparing the land for construction including demolition.
Types of contractors brought into the project at this stage are sewer and water con-
tractors. electric and other utility installers, and landscapers. Local firms will have
a competitive advantage in bidding for this work. This contractor sector is in need
of this new business.

Direct Building Construction: 58% or $7.72 million is projected to
be spent on actual construction. All the building materials will need to be pur-
chased. Local firms have an advantage in the bidding process. Typical contractors
who will be used are plumbers. roofers, electricians, carpenters, excavators, dry-
wallers, painters and similar trades. Local contractors will have an advantage in
bidding on these contracts. This money will be spent in Western Springs.
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ECONOMIC IMPACT

- Indirect Building Construction and Fees: 2.9% or S0.39 million is
projected to be spent on indirect construction costs. The largest portion of this
amount will be captured locally in permit and inspection fees. This category is a
major revenue source for the Village of Western Springs.

Marketing: 3.0% or $0.69 million is projected to be spent to market
the project to potential buyers. This includes advertising costs, brokers’ tees, and
staff expenses relating to the marketing and sale of the housing units. This money
is largely spent in Western Springs.

Overhead: 2.5% or $0.33 million is projecied to be spent on over-

head. This is the administrative cost of running the project. Almost all of this will
be spent in Western Springs and use local employees.
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ECONOMIC IMPACT

6.4 Construction Phase Impacts

During the construction phase, the development will be one of Western Springs’
larger employers. During the | year construction phase, the development will
expend $10.3 million.

6.4.1 Construction Phase Employment Impacts

Construction phase economic impacts include employment impacts that encom-
pass on-site and off-site construction employment, on-site and off-site trade/trans-
portation/service employment, and manufacturing employment in support of
construction,; income impacts that relate to the wages and salaries of construction
refated workers; and expenditure impacts that extend to the construction related
workers spending of their wages and salaries and to material purchases mad inside
and outside of the Village in support of the construction.

The construction phase is projected to expend $3,55 million. Of this amount 58%
or $3.22 million is expected to be paid out in salaries and wages. The following
table distributed expenses into categories using a typical distribution and current
average wage rates. The end product is the employment impact of the new devel-
opment, computed by multiplying the dollar value of the project’s contract con-
struction by the national average construction employee hours per $1,000 value of
contract construction. This computation yields the construction hours required by
the project. Dividing the hours by 2,000 (the average number of hours of labor per
year) provides the number of full-time-equivalen: (FTE) jobs generated by the
project. Table 22 shows that construction phase uses 306,070 man hours to com-
plete. This converts to 89 full time equivalent (FTE) jobs. The 89 number is very
conservative. While the mathematical calculation is correct, employment may be
inconsistent. The actual jobs created count is likely larger.

TABLE 22,

Employment Impacts Income By Project Component in
Construction Phase
Carpoeent Shereof Expanses Labor Hs $1.000% | Towl Laber Hous FTE jebs ¥
Resicantiad
Ohrsite Canstiuction B LSRR 278 26
Offsite Canstnction 47 EERE] 675 3
Munufaciring 24P (61 65,38 32
Tracle, Trarsportation and Sendoes 19400 0.3 4153 21
Al others 640 &3 12873 6
Total L ama &

* Souree: Rebat Bl "Fplavint Greated by Consauction Bxpadinees” Movehy Lxbor Reviews Published by the Uiban Land

Iistiie,

Al tneegquivalent job (FTE) consists of 2000 fabar hous. Rublished by dhe Bureatof Labor Statistios.
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ECONOMIC IMPACT

6.4.2 Income Impact of Construction Phase

The construction phase of the development results in $3.22 million in wage
income. Of this, 76% or $2.57 million is considered disposable income. The full
weight of this disposable income is scattered throughout the region based on where
the employees live, Keep in mind that this development is in town, employees tend
to cluster close to where they work and the employees are there all day and in a
good position to be enticed to see the retail and service opportunities in Western

Springs.
TABLE 23. Income Impact of Construction Phase
Conponat Totad Labor s | Ave Foudy Bmingsd. Totd Wage Inoone | Diposable Inaone #4
Resicktinl
Qesite Gosinction 270 KA SLISTIE SO0068
OiFsite Construction G723 $230 SI51.264 SI21011
Mustacraing Shit ) Si6.30 SLO0.368 S804
Tracke Tanspossauion soxd Serviocs 4158 Si545 2135 P57
Allodars 12875 S SR.097 SI6L 78
TOTAL 177521 321861 L5488

* Sowrar Burees of Labor and Saistics, Aren Coargsational Brployment ad Waes Extinuges

= Digposale inoame is estimutadar 70 wot porsonal waoe inconye. Sourver US Burecn o Laber Sewistios, Consuner Spence Pattems, Qi M Az

Of the $2.57 million in disposable income resulting from the new development,
92% is allocated to consumption income. The following table displays in broad
categories how the money is spent. With 50.41 million spent on comparison goods
and 50.55 million spent on convenience goods there is a lot of opportunity to gain
a market share of these expenditures.

TABLE 24, Expenditure Impacts of Construction Phase Employment

T of Badue Asalrada d Fxpmdnaes ¥
Towl Comanprion
Comprisen Goods Q17 SHB.O8
Comertence Goods 432 S50.381
Qlrey Goody Senvices (0507 141432
TOTAL L0 2387

“Nhries avallble for comuyion ponding esinmted s %60 digosble nconedolies wirg tosats Comparisen and Coraerieance Goock,
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ECONOMIC IMPACT

6.5 Impact of the Operation Phase of the Development

The development will bring in 32 new families. We conservatively estimate
572,000 average family income. The following table exerpted from Department of
Labor Consumer Expenditure Report shows how families spend their income. See
Table 23.

The new families are projected to have annual expenditures of $3.0 million. As an
example, Annually 8220 thousand is projected in grocery purchases, and $202
thousand is projected in purchasing health care. A further breakdown is presented
i table 25.

The development being within the Village of Western Springs has the potential of
spreading it’s economic benefit throughout the community.

Strategy Planning Associates, Inc. 48 B



POOTLSERYR | HO0LSEYS  POOLSEYS  PONUSEYS  TODLSEES  1O0USEES  HONLSES ey 0% % Yol 01 spampuadg) ey
ANy Lrngs artes g LTigg LICHTE LICHTE sl o5 ) Yal'L sAnpUAsE] U0 [V
SUOELY |
OEOEESS OEUTEERS (ROTEES OEFEEES OA0RESS Of0NESE (ROYES SOl s U %L 1 U SOUR] (11D |
SOUTOIE REVIONE SIS SAFIOLS SAIDIE SAI0IS SATI0IS 6ISTRS 13 o YFE SUOIMGLILO ) U )
1Z9tels FTOHE IR TOPsIy 118 1®I% 1S 1% [YFSIs EEWTAY % ) Ay HRURLTUOI
LOITOEE  LOITOTE LolTOCS LONC0T LOITOF LOITOTE 6Ty Sepong 0y o %R AR §
BYAVAG [RYACAC TN YA AT S VA2 SN YA 6 £ A S Y8 V1 N A T8 0% 0 Yl 9 vonpLdsin
TN Py €TIRY TR IETY8% TR ITURE Oiluy 05 0f UHT SR e ity
GLSTINS WSS ARTIIS  GSTTOIE  GLRTINS  GNTWOIS GLSTROIS vy ok 0% Vb 1 Bty
ITYPSIs 1T9IS IEUESIS I irsls IRSs rs ey 0% o s RELTILS
B S S (F o S SO 78 S < or N (K ora SR 105 lora SR 0 (s S s o L3 (% t WLL a1y
IRSERES  URSERES ORSENES 0SC'GSEY ORSURCE DREXRER ORSENES oediold i) R wnel (5]
saLI0593e)) Ag] »mppuadxgy
SREFCLOTY  SRFYLOTS  SRPEL6TS  SRFELOTS  WFULOTS  SSFYLOTS SSFELOES  THOWMIS b3 08 AY WS sunppuatg SRy
GRS OOTRLES GOOFRLCY OUOHELES O0OFROCE O00PRUES  (OOPRL'SE OIS b b3 NELs $INE ] WG A0
tax | @it (L T :___ﬂmf o Sloe [ cioe | ooer ] SWE | BT aaney | siuapmng son o Hupuds
AL ok,

saliwe] MoN WOl sainyipuadxy

62 31gvL




SUMMARY

7.0 SUMMARY

In sum, our model of fiscal impact finds the proposed development, upon
completion, will cause a positive impact to the Village of Western Springs and
a positive impact to Western Springs Elementary School District 101 and
Lyons Township High School District 204, helping to stabilize or even reduce
the tax burden on existing residents. The construction phase and the opera-
tions phase of the development will enhance and strengthen the local econ-
omy.
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