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ECONOMIC ANALYSIS 
The Developer shall submit economic analysis prior to    
the final submittal of this application 

DEVELOPER’S FINANCING 
Attached to this Application, please find the evidence of  
financing from Wintrust Commercial Real Estate dated  
1/17/20. 

PROJECT ECONOMIC VIABILITY 
Attached to this Application, please find the economic  
viability completed by AvenueOne. 
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ECONOMIC IMPACT 

The economic impact of the proposed development will consist of the cost of services 
and property taxes.  An impact on an increase in sales tax revenue can’t be easily 
ascertained. 

The incremental cost of services is expected to be negligible.  Most services will be fee 
based. 

Based on the expert opinion of the local real estate and development professionals, the 
proposed development is not anticipated to generate any increase in the school age 
children population. (SAC Consultant projects 2 children). It will, however generate an 
estimated increase in annual revenue to the school districts of more than $190,000. 

The proposed development will create a significant increase in property taxes that will 
also boost the revenue to other local taxing districts, such as, library, park district, the 
Village, etc.  The following table summarizes the property tax increase impact. 

The data is based on the projected market value of the townhomes units and the Cook 
County Assessor’s office provided tax rate of 10.096%, Assessment Equalization (EAV) 
factor of 2.9109, assessment level of 10% and the Homeowner Exemption of $7,000, 
for all units. 
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The expected fiscal impact to the school districts resulting from the construction of the Bonnie 
Brae Place townhomes in River Forest is significantly positive, with expected increase in annual 
tax revenues of approximately $111,000 flowing to D90 and an annual increase of more than 
$79,000 flowing to D200.  Featuring nineteen townhouse units with high end finishes and an 
average price of $600,000, the new residents will upper income earners. The number of school 
age children likely to reside at the proposed Bonnie Brae Place development, which is 
composed exclusively of three-bedroom townhomes units, is 1.995.  The number of students 
expected to attend a public school 1.841. However, the total impact of the proposed 
development will be a reduction in public school attending students by 2.16. 

River Forest is an appealing community for families with school children due to the highly 
regarded schools and the wealth of extracurricular activities for children ranging from sports to 
art and music. However, the nature of the project, high-end, for-sale, attached housing without 
individual yards, limits the attractiveness for households with children.   

To estimate the number of school age children, I reviewed a number of demographic sources. In 
addition to baseline demographic data for River Forest, I used data compiled by the American 
Community Survey (ACS) Public Use Microdata Sample (PUMS), and reference publications by 
Wong (use of PUMS I developing SAC multiplier), Fiscal Impact Handbook by Burchelll and 
Listokin (national reference authors on the subject), Rutgers University research on Residential 
Demographic Multipliers. I also consulted fiscal impact studies for projects with similar 
characteristics and enrollment projections for relevant communities.  Finally I researched recent 
trends in family size as it relates to income, education, and housing preference e.g. single 
family, townhome, condo unit or apartment. Multiyear trends tend to show significant decrease 
in school age children in townhomes and single family homes. Nationally, from 1970 to 2000 a 
3-bedroom townhouse household size decreased from 4.07 to 2.55 and the school age children 
number decreased respectively from 1.33 to .44 (Demographic Multipliers: Recent National and 
State Findings, Listokin and Burchell) 

Current Demographics of River Forest 

River Forest, Illinois with a population of 11,156 had 3,892 households in 2017. The residents 
have high earnings; the median homeowner income of owners with a mortgage is $172,921.   
According to http://www.city-data.com/housing, only 44.4% of River Forest households have a 
mortgage.  

In River Forest, 46.7% of households have children. The average household size is 2.62 
persons.  A breakdown of household sizes is shown below.   
Household By # of Persons 2017 

1 person  897   23%  
2 person  1,450   37% 
3 person  478   12% 
4 person  799   21% 
5 person  175   5% 
6 person  35   1% 
7+ person  28   1%   

3,862   100% 

Methodology 
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To estimate the number of children likely to reside in Bonnie Brae Place townhouse 
development, I first determine a base factor of number of children per unit.  I found credible data 
regarding the number of school aged children in attached single family homes.  Next I adjust 
that factor for unit size, income and wealth of buyer, age of buyer, and public school attendance.  

All proposed townhouse units will be 3 bedroom, with an estimated average market price of 
$600,000 

Projection of School Age Children Living in Attached Single Family House  

In River Forest, 46.7% of all households have children (city-data.com). This includes all housing 
unit types and sizes (apartments, condos, townhomes, and single family homes) and children of 
all ages.  Out of 3,325 children residing in River Forest, 1,995 attended public schools (1,430 
attended K-8 school and 565 attended high school) in 2018/19. Additionally 99 K-8 age children 
attend private schools and 92 children attend private high schools. At 46.7%, 8.87 dwelling units 
can be expected to have children, including infants, preschoolers and post high school children 
18 or older. Of these, 60% (1,995/3,325) can be expected to have school age children in public 
schools. This suggests that 5.32 children attending public schools may reside in 19 dwelling 
units. However this data is not adjusted for unit size, unit type nor the unit cost/owner’s income. 
In one of our previous townhouse developments, out of 15 units, 2 initial owners had small 
children. A year after the sellout, owners of 4 more units were expecting children. Five years 
later, there were no school age children and there were small children in 2 units. This reinforced 
the notion that young couples living in townhomes move up to single family detached homes 
when children approach school age. 

Projection of School Age Children Based On Unit Size 

To better understand the impact of unit size, I consulted demographic analysis and projections 
undertaken by for the Oak Park Elementary School district.  Ehlers, a public finance consulting 
firm, conducted a comprehensive enrollment projection for Oak Park’s D97 in 2013 and updated 
these projections in 2016.  Oak Park is a neighboring community which shares a high school 
with River Forest 

The Oak Park data was segregated by unit size.  In the adjusted 2016 projections, Ehlers used 
a multiplier of .136 to estimate K-8 attendees and .038 to estimate high schoolers, for a 
combined multiplier of .174 school age children per 3-bedroom unit of attached for-sale housing.  

While there are distinct differences between River Forest and Oak Park, notably higher income 
levels and more expensive housing in River Forest, the adjacent communities share many 
common characteristics, including the same high school, market area, transportation network 
and convenient near west location.  The Ehlers study is the best starting point for projecting 
school children likely to reside at Bonnie Brae Place because of the level of detail, including unit 
size,  separate multipliers for the elementary school and high school age children and 
differentiation between detached housing, rental units and for- sale, attached housing.  The 
underlying data from which Ehlers projection is derived is from a community which shares many 
similar locational characteristics and some demographic attributes.  The .174 multiplier will 
serve as a starting point and will be adjusted for other factors. 

Adjustments Due to High Income Buyers 
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Not only does the type of housing influence the number of children in the household, but 
so does household income and education.  Generally higher-income and better-educated 
households have fewer children.  Current River Forest demographics reveal a population which 
has a significantly higher income level and education level than the Illinois mean and median.  
In fact, River Forest average annual household income, at $111,819, exceeds the annual 
household income for the community used as the baseline by $43,800.  

People purchasing the Bonnie Brae townhomes units are expected to continue this 
trend.  With the proposed purchase prices to be on average at $600,000, owners at Bonnie 
Brae Place will have very high incomes and/or significant wealth.  If Bonnie Brae townhomes 
buyers are financing their purchases through conventional lending sources, households will 
need an income of about $150,000.  This analysis assumes the use of a 30 year jumbo 
mortgage with a down payment of 20% and an interest rate of 4.25%.  

Historically there has been a strong inverse relationship between income and fertility; 
householders of childbearing years that earn greater income have fewer children.  Recent sales 
projects by the developer demonstrate this relationship.  The table below shows that there were 
very few school age children among the households purchasing the 32 townhome units priced 
from $575,000 to $725,000.    

Recent Sale History for 3-bedroom Townhomes by Art Gurevich and Marko Boldun, Developers 

Address  Number of Units Price   # Sold to # of School 
         Seniors School Age 
           Children 
2823 Oakley, Chicago       15  625,000  2  0 
101 – 115 Home Ave, Oak Park       17                 625,000  2  3 

Due to the fact that this project will require a high income buyer, the multiplier is reduced by 
10%. 

Adjustments Due to Older Buyers 

Householders in their 50’s and early 60-s have greater earning power and greater wealth 
than younger residents. This is confirmed by the demographic data provided on the Economic 
Development page of the River Forest website https://vrf.us/sitemedia/pdf/
EconomicDevelopmentecondev-age-income).  During the five year period 2010-15, more than 
50% of the growth in households earning more than $150,000 in River Forest, was attributable 
to the cohort of age 55 and older.   

 It is expected that a significant share of the Bonnie Brae Place townhomes owners will 
be empty nesters seeking to downsize or grandparents looking to be close to their children and 
grandchildren living in the area.  With a greater percentage of purchases being made by empty 
nesters than typical condominiums, the multiplier is reduced by 30%.  

Private School Attendance: 

Currently 6% of elementary school children in River Forest attend private schools and 14% 
attend private high schools.  To estimate impact to the school district, this distribution is 
considered.  
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Other Observations: 

The Ehlers 2016 enrollment projection shows an enrollment drop in the Mann school district.  
The Mann school district, just across Harlem Avenue from River Forest, is the Oak Park 
neighborhood most similar to River Forest in terms of income level, housing, and quality of 
elementary school. 

Final Projection: # of Children Attending Public Schools 

The most school age children expected to live in the 19 luxury townhouse units comprising 
Bonnie Brae Place is 1.95.  Of these, only 1.84 are expected to attend public schools.  The table 
below summarizes the methodology. 

Projection: K-8   Adjustment Multiplier Children 

Baseline: 19@3BR Townhouse 0  0.136  2.58 
Higher income resident  -10%   
Empty nester resident   -30%      
K-8 Students      0.082  1.558 

Projection: High School   Adjustment Multiplier Children 

Baseline: 19@3BR Townhouse 0  0.038  0.722 
Higher income resident  -10%   
Empty nester resident   -30%      
K-8 Students      0.023  0.437 

Total School Age Children:       1.995 
Total School Age Children attending public schools: 
  K-8  94%      1.465 
  High School 86%      0.376 
          1.841 

It should further be noted that the proposed townhomes development is a re-development of the 
existing property that currently has a 6 unit apartment building.  In that building there are 
currently 2 children attending elemantary school and 2 children attending high school. 
This has been a trend for many years. 

Taking this into account, the proposed townhomes development will have an impact of 
net reduction of school age children in public schools by 2.16.  For D90, a reduction of 
0.535 and for D200, a reduction of 1.624. 

Cost of Education  

 District 90 is responsible for the elementary education in River Forest and District 200 is 
responsible for high school education and serves Oak Park as well as River Forest residents.  
While the per pupil cost of educating students born by local sources is significant, $15,360 for 
D90 and $18,838 for D200, the incremental cost for educating the projected increase of 1.84 

$



students arising from the development of Bonnie Brae Place is minimal because most costs are 
fixed, including the largest expenditures of salaries, benefits, and building operations. 
Furthermore, the student population is not static; there are annual shifts in the student 
enrollment in the River Forest public schools. However, due to the re-development nature of the 
proposed project, the schools will see a reduction in contributed students of 2.16. This will result 
in somewhat reduced expenses. 

On the other hand, the increased tax base will result in a significant increase in the revenue 
collected by each of the school districts. For River Forest residents, 40.3% of their real estate 
taxes are allocated to the elementary school and 27.5% of real estate taxes are allocated to the 
high school.  Each new townhouse unit is expected to be assessed for school contributions 
totaling $10,813 based on the projected average price per unit of $600,000.   With the projected 
reduction of 2.16 children residing at Bonnie Brae Place townhomes, the construction of this 
townhomes development, is a significant financial gain for the school districts.   

D90 Costs 

As of 2015 local revenue sources provided $20,228,846 to D90, which is 90.9% of the total 
budget.  In the last 10 years local contributions have ranged from 85.5% in 2006 to 91.5% in 
2013. Enrollment in 2015 totaled 1,317 students, down 22 students from 1,339 in 2014 and 
down 19 students from 1,336 in 2013 but up by 5 students from 2012.   

Currently the burden to local sources at D90 is $15,360 per enrolled student. However, most of 
those costs are fixed and do not vary with any additional students.   

If the decrease in cost to local sources of losing a D90 student is 20%, then the annual cost 
reduction will be $1,980 for the 0.535 students reduction resulting from construction of Bonnie 
Brae Place townhomes. 

D200 Costs 

According to the 2016 budget presented at the 3rd Annual IGOV Assembly in 2015, local 
property taxes provide 79.9% of the high school budget and other local sources provide 10.5% 
of the budget.  With a per pupil cost of $20,838, total local contributions are $18,875.55 per 
student.    

If the decrease in cost to local sources of losing a D200 student is 20%, then the annual cost 
reduction will be $7,360 for the 1.624 students reduction resulting from construction of Bonnie 
Brae Place townhomes. 

In addition to the cost reduction resulting from the decrease in students contributed by the 
proposed development, District 90 will see its revenue increased by $110,728 and D200, by 
$79,444. 

Conclusion 

The proposed Bonnie Brae Place townhomes development will result in a reduction of public 
school attending students by 2.16. In addition to savings due to the attending students 
reduction, the school districts will have a revenue increase of $110,728 for D90 and $79,444 for 
D200. 
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Fiscal Impact on Taxing Bodies 

Table below summarizes fiscal impact on River Forest taxing bodies by providing a property tax 
projection. 

. 

Taxing Agency Percentage of 
Tax Bill 2018 Property Tax 

1111 Bonnie Braae 
Pl.

2018 Property 
Tax 
1101-1107 
Bonnie Brae Pl.

Projected  
Property Tax  * 
Upon Project 
Completion 
1101- 
1111 Bonnie 
Brae Pl.

TOTAL 
PROJECTED 
ANNUAL 
REVENUE 
INCREASE 

      

School District 90 40% $6,515.53 $2,376.09 $119,619.76 $110,728.13

School District 200 29% $4,674.68 $1,704.77 $85,823.18 $79,443.74

Village of River 
Forest 11% $1,773.15 $646.64 $32,553.62 $30,133.83

Cook County 5% $805.98 $293.93 $14,797.10 $13,697.20

Park District 3% $483.59 $176.36 $8,878.26 $8,218.32

Water Reclamation 4% $644.78 $176.36 $11,837.68 $11,016.54

Public Library 2% $322.39 $117.57 $5,918.84 $5,478.88

Township 1% $161.20 $58.79 $2,959.42 $2,739.44

All Other Taxing 
Bodies 4% $644.78 $235.14 $11,837.68 $10,957.76

Total 100% $16,119.58 $5,878.50 $295,942.00 $273,943.92

*     Assumes market value of $11,400,000, tax rate of 10.096, 
Equalization Factor of 2.9109 

Source: Cook County Assessor

Calculations take into account $7,000 Homeowner Exemption  for ALL units
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FINANCIAL CAPABILITY 

The principals of Bonnie Brae Construction, LLC have, at any given time more than 
$20,000,000 worth of projects under construction.  All of the projects have owner equity 
and bank financing. 

The development cost for the proposed project is estimated at $9,000,000.  
Construction financing will be provided by Wintrust Bank. The Owners are capable of 
funding the Owner’s equity component of the development cost. 
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PROPERTY VALUES 

The proposed development will significantly increase the value of the 1101-1111 Bonnie 
Brae Place by replacing an open space parking lot and a 6 unit apartment building with 
new 19 townhome units of high quality and with desirable features and amenities.  

The Developer consulted with local development experts – a prominent realtors and one 
Architect/Developer.  Their opinion letters are attached. 
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ECONOMIC VIABILITY 

The Developer consulted with Avenue One, Compass Real Estate a very experienced 
and reputable local real estate and development professionals who analyzed the current 
market conditions and the desirability of the proposed development. 

In their opinion, the proposed development is desirable for the market and is feasible, 
based on the proposed development cost and the expected pricing.  Additionally, it will 
have a positive impact on the surrounding property values. 

Avenue One opinion letter for the market analysis is attached. 
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ENVIRONMENTAL REPORT 

See Attached Phase 1 Report completed by Gabriel Environmental Services dated 
September 27, 2012 
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IMPACT ON VILLAGE SERVICES 

The proposed development will cater to mostly young couples and empty nesters, who, 
either can’t afford or no longer need larger single family homes and prefer to live 
townhouses offering close neighbor community, comfortable living areas and no 
responsibility for building and grounds maintenance. 

Therefore, we anticipate that there will be few children of school age in the development 
and no impact on area schools. The attached School Age Children Generation Report 
(Tab10) that we commissioned, indicated 2 school age children. 

Additionally, based on the buyer profile, we anticipate virtually no impact on police 
services. 

The buildings will be serviced by a private waste disposal contractor. 

Other, fee based services may include miscellaneous building permits. 

The Developer consulted with local development experts – two prominent realtors and 
one Architect/Developer.  Their opinion letters are attached (Tab 10). 
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OFF-SITE UTILITY IMPROVEMENTS 
    
   SITE DRAINAGE PLAN 

   FIRE TRUCK TURN-IN EXHIBIT 
     

The proposed development will not generate a need in additional off-site improvements, 
such as traffic signals, turn lanes, additional sewer lines and water main capacities, off-
site storm water detention, etc. 

Attached to this Application, please find the Civil  
drawings completed by Greengard, Inc dated 11/26/19 
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NEIGHBOR MEETING MINUTES 

Pursuant to a duly issued notice, a meeting of the neighbors was conducted on 
October 27, 2019. 

Other than the Assistant Village Manger, the Applicant and the Applicant’s 
Architect, no one came to the meeting. 

A day after the meeting notices were mailed, Applicant receive a phone call from 
a neighbor expressing interest in purchasing a townhome when sales begin. 

There were no negative comments regarding the proposed development and 
there were no opposition to the project itself or any of its features. 

Meeting Minutes: 

Bonnie Brae & Thomas Townhome Project 
Resident Meeting Notes – October 9, 2019 

Location – River Forest Village Hall 

The meeting sponsors waited until 7:30 PM for possible attendees.  No residents or 
media representatives came to the meeting. 
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ALLOWANCES REQUESTED  



Bonnie Brae + Thomas Avenue Development
Summary of Development Requirements and Site Allowances

(Items that require variations are in RED)
      ZONE DISTRICT R-4                                                                                  

Description Required/Allow Provided
Lot Size (square feet) More than 26,136 27,681 SF
Lot Coverage Less than 70% 74%
Lot Area Per 1 Dwelling Unit (square feet) 2,800 SF 1,456 SF
Front Setback (West) 20' 13’
Side (North) 3' 5'
Side (South) 3' 5'
Rear (East) 27'-8" 6’
Building Height 45' 41'-0"
FAR ( gross building area 37,715 SF) 1.5 1.36
Rear Yard Area (square feet) 4,152 SF (15%) 870
Parking (per Dwelling Unit) 2.5 2
Guest Parking 4 4
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