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Overall, this analysis establishes the following: 
 
� Conclusions regarding the depth of the Oak Park area for new construction multifamily 

development during the 2019-2024 forecast period based upon pertinent economic, demographic 
and residential construction trends which define the marketplace. 
 

� Conclusions regarding the marketability of 48 rental apartments to be distributed within a five-story 
mixed-use building to structured parking at grade.  These conclusions are based upon factors 
associated with the location of the property, the performance of proximate newer construction rental 
developments, and the near term outlook for apartment development in Oak Park and its near west 
suburban environs. 
 

� A benchmark rental strategy and attendant absorption forecast to competitively position the 
conceptualized Morgan Gunderson Place Apartments relative to similar and newer apartment 
developments throughout the marketplace. 
 

� Alternative benchmark rent strategies and attendant absorption forecasts to enable further financial 
modeling. 

 
 
General Limiting 
Conditions Tracy Cross & Associates, Inc. has made extensive efforts to confirm the accuracy 

and timeliness of the information contained in this study.  Such information was 
compiled from a variety of sources, including interviews with developers and their 
agents, government officials, and other third parties.  Although Tracy Cross & 
Associates, Inc. believes all information in this study is correct, it does not warrant 
the accuracy of such information and assumes no responsibility for inaccuracies 
in the information provided by third parties.   

 
Conclusions and recommendations established in this analysis represent a 
professional opinion and are based upon forecasts into the future which could be 
significantly altered by outside occurrences.  These include, among others, the 
possible interplay of unforeseen social, economic, physical/environmental, and 
governmental actions.  In this regard, Tracy Cross & Associates, Inc., its owners, 
and its employees shall be held harmless of changes in conditions that may 
materially result from these occurrences. 

 
 
THE SUBJECT PROPERTY AND ITS ENVIRONS 
 
The subject property consists of an approximate 20,700 square foot redevelopment parcel located at the 
southeast intersection of Madison Street and 
Gunderson Avenue in Oak Park, Illinois. The 
existing one-story buildings, which currently 
represent automotive repair and upholstery 
businesses, will be razed for redevelopment.  A 
public alleyway aligns the eastern boundary of 
the site and separates the property from 
commercial venues aligning Madison Street as 
well as adjoining residential neighborhoods.  
Access for service and delivery vehicles, along 
with resident ingress to the private parking structure will be provided by Gunderson Avenue. 
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Madison Street represents a primary commercial corridor of Oak Park which supports a variety of 
population-serving businesses including grocery, pharmacy, fast casual food outlets, banking facilities, gas 
station/marts, daycare, salons, and other service providers within steps of the subject property.   
 

 
 
The property is also enhanced by its proximity to both the Chicago Transit Authority’s Blue and Green Line 
commuter rail systems, which may be accessed approximately six blocks west at Oak Park Avenue or eight 
blocks northeast at South Boulevard and Ridgeland, respectively.  
In addition, METRA’s UP West Line commuter station is within one 
mile north at Harlem Avenue and North Boulevard. From these 
transit stations, travel times to the city of Chicago average 15 
minutes. The property is also served by the CTA’s Route 
20/Madison, 311/Oak Park Avenue, and 305/East Roosevelt Road 
bus routes which link the area with regional employment centers, 
as well as the Forest Park and Oak Park transit hubs.  Five major 
medical campuses are within a mere 3.5 miles of the site, including 
Rush Oak Park Hospital and West Suburban Hospital in Oak Park 
itself, MacNeal Hospital in neighboring Berwyn, and the 
Rush/University of Illinois/John Stroger Cook County medical 
campuses aligning the I-290/Eisenhower Expressway in Chicago’s Near West Side.  These medical 
campuses represent major regional employers.  In addition, O’Hare International Airport and Chicago 
Midway Airport are within a short 7.5 miles northwest and due south of the subject site, respectively. 
 
Overall, the site occupies an excellent location relative to employment, shopping, services and recreation, 
while its alignment with Madison Street affords an ideal marketing window for Michigan Avenue Real Estate 
Group. 
 
Oak Park has experienced heightened levels of rental apartment construction in recent years, concentrated 
in its downtown district.  Prior to 2008, for example, the newest rental developments of scale in the village 
included the 15-story, 234-unit 100 Forest Place, along with the 125-unit Oak Park City Apartments at Lake 
Street and Euclid Avenue, which were built in 1986 and 1987, respectively.  In late-2008, the 204-unit Oak 
Park Place at Harlem Avenue and Lake Street was introduced, followed more recently by The Emerson, 
Vantage, Albion at Oak Park and Eleven33 which were all introduced during the 2016-2019 period.  These 
four newer developments all represent high-density, amenity-enhanced mixed-use projects which 
(collectively) brought 1,069 new apartment units to Oak Park over the last four years. These developments 
are further detailed in later sections of this report. 

 
 
 
 
 

Rush Oak Park Hospital 
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$OO� DSDUWPHQWV� DUH� H[SHFWHG� WR� IHDWXUH� TXDOLW\� LQWHULRU�
DSSRLQWPHQWV� FRPPHQVXUDWH� ZLWK� QHZ� FRQVWUXFWLRQ�
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ZRRG�IORRULQJ�LQ�NLWFKHQV�DQG�OLYLQJ�DUHDV��ZLWK�FDUSHWHG�
EHGURRPV� DQG� EHGURRP�ZLQJ� KDOOZD\V�� GHVLJQHU�
NLWFKHQV� ZLWK� TXDUW]� RU� JUDQLWH� FRXQWHUWRSV�LVODQGV��
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DQG�IUDPHOHVV�JODVV�VKRZHU�GRRUV���$OO�DSDUWPHQWV�ZLOO�SURYLGH�LQWHUQHW�FDEOH�FRQQHFWLYLW\��VRPH�OHYHO�RI�
6PDUW� WHFKQRORJ\�� DQG� DGHTXDWH� VHFRQGDU\� FORVHWLQJ�� �:DWHU�UHIXVH� FROOHFWLRQ� ZLOO� EH� LQFOXGHG� LQ� WKH�
PRQWKO\�UHQW�ZLWK�WKH�UHVLGHQW�ELOOHG�GLUHFWO\�IRU�DOO�RWKHU�XWLOLWLHV���
�
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7KH�PDUNHW�SRWHQWLDO� IRU� UHQWDO�DSDUWPHQW�GHYHORSPHQW�ZLWKLQ� WKH�0DGLVRQ�6WUHHW�SURSHUW\� LV�YLHZHG�DV�
favorable EDVHG�XSRQ�WKH�VWUHQJWK�RI� WKH�UHJLRQ¶V�UHQWDO�DSDUWPHQW�VHFWRU�DQG�WKH�SURSHUW\¶V�excellent�
ORFDWLRQ�SUR[LPDWH�WR�VLJQLILFDQW�FRQFHQWUDWLRQV�RI�HPSOR\PHQW��KHDOWKFDUH��GLQLQJ��VKRSSLQJ��HQWHUWDLQPHQW�
DQG� UHFUHDWLRQ�� DORQJ� ZLWK� DFFHVV� WR� PXOWLSOH� PRGHV� RI� WUDQVSRUWDWLRQ�� 7KLV� JHQHUDO� FRQFOXVLRQ� DOVR�
FRQVLGHUV�WKH�H[SHFWDWLRQ�RI�FRQWLQXHG�HFRQRPLF�JURZWK�GXULQJ�WKH�����������IRUHFDVW�SHULRG��DORQJ�ZLWK�
VXVWDLQLQJ�GHPDQG�IRU�UHQWDO�DSDUWPHQW�FRQVWUXFWLRQ�LQ�WKH�PDUNHWSODFH�WKURXJK�WKH�IRUHFDVW�SHULRG�DQG�
EH\RQG���'HVSLWH�WKHVH�VWUHQJWKV��KRZHYHU��FRPSHWLWLRQ�IURP�H[LVWLQJ��ODUJHU�VFDOH�GHYHORSPHQWV�QRW�RQO\�
LQ� 2DN� 3DUN� EXW� WKURXJKRXW� WKH� JHQHUDO� QHDU� ZHVW� DUHD�� FRXSOHG� ZLWK� QHZ� UHQWDO� SURMHFWV� QRZ� XQGHU�
FRQVWUXFWLRQ�DQG�RU�LQ�WKH�SODQQLQJ�SLSHOLQH��ZLOO�UHTXLUH�FDUHIXO�SURGXFW�SRVLWLRQLQJ�LQ�RUGHU�WR�HQVXUH�ERWK�
DFFHSWDEOH�OHYHOV�RI�LQLWLDO�DEVRUSWLRQ�DQG�VXVWDLQDEOH�RFFXSDQFLHV�ORQJ�WHUP��
�
)RU� SXUSRVHV� RI� SUR� IRUPD� DQDO\VLV��([KLELW� �� IRUZDUGV� D� EHQFKPDUN� UHQWDO� VWUDWHJ\� WR� FRPSHWLWLYHO\�
SRVLWLRQ�WKH�FRQFHSWXDOL]HG����XQLW�0DGLVRQ�*XQGHUVRQ�3ODFH�LQ�FRQWH[W�ZLWK�QHZ�FRQVWUXFWLRQ�DOWHUQDWLYHV�
WKURXJKRXW�WKH�JUHDWHU�QHDU�ZHVW�UHJLRQ���)RU�FODULW\��SRVWHG�EHQFKPDUN�base�UHQWV�DUH�established on Floor 
2 and include corner-unit premiums�DV�ZHOO�DV�RQH�����DVVLJQHG�HQFORVHG�SDUNLQJ�VSDFH�SHU�UHVLGHQFH���$V�
VKRZQ��EHQFKPDUN�SRVWHG�EDVH�UHQWV�H[WHQG�IURP��������WR��������DQG�DYHUDJH��������PRQWKO\�ZKLFK�
LQFOXGHV�D�������VTXDUH�IRRW�DSDUWPHQW���7KLV�\LHOGV�D�YDOXH�UDWLR�RI�������SHU�VTXDUH�IRRW���%HQFKPDUN�
UHQWV�DUH�SUHVHQWHG� LQ�1RYHPEHU������GROODUV�� �$JDLQ��EHQFKPDUN�UHQWV� LQFOXGH�DQ�DVVLJQHG��HQFORVHG�
SDUNLQJ�VSDFH�DQG�SUHPLXPV�IRU�D�FRUQHU�XQLW�RULHQWDWLRQ��EXW�GR�QRW�LQFOXGH�SUHPLXPV�IRU�IORRU�ORFDWLRQ��
SHW� IHHV�� DGPLQLVWUDWLYH� IHHV� RU� RWKHU� ODQGORUG�SURYLGHG� VHUYLFHV�� � ([KLELW� �� IXUWKHU� RXWOLQHV� VXJJHVWHG�
SUHPLXPV�DQG�LQFUHPHQWDO�IHHV�IRU�FRQVLGHUDWLRQ��DV�ZHOO�DV�WKH�OHYHO�RI�VWDQGDUG�ILQLVKHV�DVVXPHG�WR�EH�
LQFOXGHG�LQ�WKH�PRQWKO\�UHQW���
�
�
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�
$VVXPLQJ�IRU�DQDO\WLFDO�SXUSRVHV�PDUNHW�LQWURGXFWLRQ�LQ�������DW�1RYHPEHU������EHQFKPDUN�EDVH�UHQWV�
WKH�FRQFHSWXDOL]HG�GHYHORSPHQW�ZLOO�DFKLHYH�DQ�RYHUDOO�DEVRUSWLRQ�UDWH�RI�����XQLWV�SHU�PRQWK��HQDEOLQJ�WKH�
���XQLW�FRPPXQLW\�WR�JHQHUDWH�D�VWDELOL]HG�RFFXSDQF\�OHYHO�RI������SHUFHQW�RU����XQLWV�RFFXSLHG�ZLWKLQ�D�
VL[�PRQWK�WLPHIUDPH�from first occupancy���7KLV�OHDVLQJ�SHULRG�DVVXPHV�H[WHQVLYH�PDUNHWLQJ�FRPPHQFH�
ZLWK�VLWH�LPSURYHPHQWV�DQG�WKUHH��WR�VL[��PRQWKV�RI�OHDVH�UHVHUYDWLRQV�SULRU�WR�LQLWLDO�GHOLYHULHV���:KLOH�WKH�
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7RWDO�1XPEHU�RI�8QLWV�
7RWDO�1HW�/HDVDEOH�6TXDUH�)HHW�

:HLJKWHG�$YHUDJH�8QLW�6L]H��6T��)W���
$YHUDJH�3RVWHG Base �5HQW�6T��)W�����

5HQW�6T��)W�����

(VWLPDWHG�2YHUDOO�$YHUDJH�3RVWHG�5HQW����
5HQW�6T��)W�����

,QGLYLGXDOO\�&RQWUROOHG�+HDW�$LU�&RQGLWLRQLQJ
,QWHUQHW�&DEOH�6PDUW�7HFKQRORJ\�&RQQHFWLYLW\
7HQ�)RRW�&HLOLQJ�+HLJKW
'HVLJQHU�)LQLVKHV�7KURXJKRXW
3ODQN�6W\OH�(QJLQHHUHG�:RRG�)ORRULQJ�LQ�.LWFKHQ�/LYLQJ�$UHDV
&DUSHWHG�%HGURRPV�DQG�%HGURRP�ZLQJ�+DOOZD\V
:DON�,Q�0DVWHU�%HGURRP�&ORVHW�Z�2UJDQL]HU��$GHTXDWH�6HFRQGDU\�&ORVHWLQJ
'HVLJQHU�%DWKV�ZLWK�&HUDPLF�)ORRULQJ��4XDUW]�*UDQLWH�9DQLW\�7RS�
)UDPHOHVV�*ODVV�6KRZHU�'RRUV��&HUDPLF�7XE�6KRZHU�6XUURXQG
'HVLJQHU�.LWFKHQ�&DELQHWU\�DQG�/LJKWLQJ
4XDUW]�*UDQLWH�.LWFKHQ�&RXQWHUWRS�,VODQG
(QHUJ\�(IILFLHQW�6WDLQOHVV�6WHHO�$SSOLDQFHV
��5DQJH
��'LVKZDVKHU
��5HIULJHUDWRU
��0LFURZDYH�+RRG�9HQW
��)XOO�6L]H�:DVKHU�DQG�'U\HU

8QGHUPRXQW�6WDLQOHVV�6WHHO�6LQN�ZLWK�*DUEDJH�'LVSRVDO
%DOFRQ\
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%HQFKPDUN�UHQWV�DQG�DEVRUSWLRQ�IRUHFDVW�assume a minimum RI����HQFORVHG�VWUXFWXUHG�SDUNLQJ�VSDFHV�ZLOO�EH�SURYLGHG�as RXWOLQHG�LQ�WKH�&RQFHSW�3ODQ�GDWHG�������������3URSRVHG�
SDUNLQJ�DOORFDWLRQV�\LHOG�DQ�enclosed �SDUNLQJ�UDWLR�RI�����VSDFH�SHU�UHVLGHQWLDO�XQLW�ZKLFK�LV�YLHZHG�DV�VXIILFLHQW�

)ORRU�3UHPLXP���)ORRUV���DQG���#������)ORRU���#����
3HW�)HHV��'HSRVLW�0R��5HQW��������������

%HQFKPDUN�EDVH�UHQWV�DUH�SUHVHQWHG�LQ�1RYHPEHU������GROODUV�DQG�include �SUHPLXPV�IRU�FRUQHU�XQLW�RULHQWDWLRQ�DQG�RQH�����DVVLJQHG�HQFORVHG�SDUNLQJ�VSDFH�SHU�UHVLGHQFH�  They do not 
include  SUHPLXPV�IRU�IORRU�RU�HQKDQFHG�YLHZV���1RU�GR�WKH\�LQFOXGH�LQFUHPHQWDO�UHYHQXHV�GHULYHG�IURP�SHW�IHHV��DGPLQLVWUDWLYH�IHHV�RU�RWKHU�ODQGORUG�SURYLGHG�VHUYLFHV�
2YHUDOO�SRVWHG�UHQWV��ZKLFK�DUH�SUHVHQWHG�LQ�1RYHPEHU������GROODUV��include estimates of floor and corner-unit premiums only.  They do not include �SUHPLXPV�IRU�HQKDQFHG�YLHZV�RU�
UHYHQXHV�GHULYHG�IURP�SHW�IHHV��DGPLQLVWUDWLYH�IHHV�RU�RWKHU��ODQGORUG�SURYLGHG�VHUYLFHV���

&RUQHU�8QLW�3UHPLXP���,QFOXGHG��9DOXH�DW�����SHU�0RQWK�

6HFXUHG�%LF\FOH�6WRUDJH
:DWHU�5HIXVH�6HUYLFH�,QFOXGHG
,QGLYLGXDOO\�0HWHUHG�8WLOLWLHV
$VVLJQHG�(QFORVHG�6LQJOH�3DUNLQJ�6SDFH�,QFOXGHG��9DOXH�DW������SHU�0RQWK�
2Q�6LWH�/HDVLQJ�0DQDJHPHQW�2IILFH
���+RXU�0DLQWHQDQFH�6HUYLFH

6XJJHVWHG�3UHPLXPV�,QFUHPHQWDO�)HHV�

9LHZ�3UHPLXP�������WR������$VVXPHV�PD[LPXP�RI�����RU������8QLWV�

6HFXUHG�0DLO�3DFNDJH�5RRP�ZLWK�7HFKQRORJ\�&RQFLHUJH

������
����� 0RQWKV�WR�6WDELOL]DWLRQ� ���

����7RWDO�8QLWV�DW�����2FFXSDQF\�
������
�����

%HQFKPDUN�6WDQGDUG�)HDWXUHV���&RPPXQLW\�$PHQLWLHV���6XJJHVWHG�3UHPLXPV

/(('�&HUWLILHG�&RQVWUXFWLRQ�7HFKQRORJLHV
1RQ�6PRNLQJ�(QYLURQPHQW
6HFXUHG�5HFHSWLRQ�/REE\

��
������ $YHUDJH�0RQWKO\�$EVRUSWLRQ�WR�6WDELOL]DWLRQ� ���
����� ��,Q�8QLWV�
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08/7,�6725<�(/(9$725�6(59('�%8,/',1*�:,7+�6758&785('�3$5.,1*������81,76
3ODQ�'HVLJQDWLRQ

&RPPXQLW\�6XPPDU\����� $EVRUSWLRQ�DW�%HQFKPDUN
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marketplace is expected to maintain balance during the 2019-2024 forecast period, over the course of 
lease-up it may be necessary to offer a nominal discount or lease incentive on select units as the market 
dictates.  Also, while it is understood that unit counts may vary with final design and approvals, it is strongly 
suggested that a proportionate ratio of unit types and plan sizes be maintained in order to achieve the 
forecasted rates of absorption. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
MARKET SUPPORT 
 
For purposes of this 
analysis, the Oak Park 
Market Area is defined as 
the townships of Oak Park, 
River Forest, Berwyn, 
Proviso and Lyons in west 
suburban Cook County.  
This defined area forms a 
homogeneous component 
of the near west suburbs 
defined by its dependence 
upon like sources of 
employment and 
transportation, socio-
economic similarities in 
demographic and 
household composition, 
and the alignment and 
location of newer rental 
developments which will 
serve as sources of 
competition. The following 
paragraphs summarize market fundamentals which support the benchmark rent strategy and absorption 
forecast:   

11.7 35 35
3.7 11 46

(1)

Source:  Tracy Cross & Associates, Inc.

Lease reservation marketing, assumed to commence at least three (3) months prior
to initial occupancy, are factored into this forecast.

Rate Units Total

Months 1 - 3(1)

Months 4 - 6

Average Absorption Rate: 7.6 Units / Month

Months to Stabilization 6.0 Months
(46 units @ 95% Occupancy)

A FORECAST OF ABSORPTION BY TIME PERIOD
--  MADISON GUNDERSON PLACE --

Monthly Absorption in Units
-- A 48-Unit Prototype --

Monthly Total Cumulative

GEOGRAPHIC DELINEATION:  THE OAK PARK MARKET AREA

Source:  Microsoft Streets & Trips and Tracy Cross & Associates, Inc.
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�� )LUVW�DQG�IRUHPRVW��WKH�VXEMHFW�SURSHUW\�OLHV�ZLWKLQ�WKH�VKDGRZV�RI�DQ�DEXQGDQFH�RI�HPSOR\PHQW�
RSSRUWXQLWLHV���$FFRUGLQJ�WR�WKH�,OOLQRLV�'HSDUWPHQW�RI�(PSOR\PHQW�6HFXULW\��IRU�H[DPSOH��LQ������
WKHUH�ZHUH�VRPH������PLOOLRQ�private sector� MREV�ZLWKLQ� FRQYHQLHQW� FRPPXWLQJ�GLVWDQFH�RI�2DN�
3DUN��UHSUHVHQWLQJ�nearly two-thirds�RI�WRWDO�SULYDWH�VHFWRU�HPSOR\PHQW�LQ�WKH�VL[�FRXQW\�&KLFDJR�
PHWUR�DUHD���$V�VXPPDUL]HG�LQ�WKH�IROORZLQJ�WH[W�WDEOH��WKH�FLW\�RI�&KLFDJR�DORQH�KDV�DFFRXQWHG�IRU�
URXJKO\������SHUFHQW�RI�QHW�SULYDWH�VHFWRU� MRE�JURZWK� LQ�WKH�UHJLRQ�RYHU�WKH� ODVW� WKUHH�\HDUV��$V�
PLJKW�EH�H[SHFWHG��WKHVH�MREV�KDYH�EHHQ�FRQFHQWUDWHG�LQ�WKH�&HQWUDO�%XVLQHVV�'LVWULFW�DQG�2XWHU�
%XVLQHVV�5LQJ��UHIOHFWLQJ�FRUSRUDWH�KHDGTXDUWHUV�GHYHORSPHQW�DV�ZHOO�DV�VXEXUEDQ�UHORFDWLRQV�WR�
WKH�FLW\�� � ,Q�DGGLWLRQ��ZHVW�VXEXUEDQ�DUHDV�VHUYLQJ�2DN�3DUN�DOVR�H[SHULHQFHG�VWHDG\� OHYHOV�RI�
HPSOR\PHQW�JURZWK�GXULQJ�WKH�����������WLPHIUDPH��FRQFHQWUDWHG�DORQJ�WKH�,�����,����FRUULGRU�LQ�
&RRN�DQG�'X3DJH�FRXQWLHV��7KH�SURSRVHG�GHYHORSPHQW�LV�H[SHFWHG�WR�HQWHU�WKH�PDUNHW�DW�D�WLPH�
RI�WDQJLEOH�\HW�UHVHUYHG�HFRQRPLF�JURZWK�ZKLFK�ZLOO�FRQWLQXH�WR�KDYH�D�SRVLWLYH�LQIOXHQFH�XSRQ�WKH�
UHQWDO�VHFWRU����

�
�

�

�
�
�� 2XU� FRQFOXVLRQ� DVVXPHV�

PDUNHW� LQWURGXFWLRQ� LQ�
������ EDODQFLQJ� D� ZHOO�
FRQFHLYHG� DSDUWPHQW�
GHYHORSPHQW� ZLWK� VWURQJ�
UHQWHU� FRQVWUXFWLRQ�
UHTXLUHPHQWV� RYHU� WKH�
���������� IRUHFDVW�
SHULRG�� 6SHFLILFDOO\�� WKH�
GHILQHG�2DN�3DUN�0DUNHW�
$UHD� FRXOG� VXSSRUW�
FRQVWUXFWLRQ� RI� ���� QHZ�
UHQWDO�XQLWV�DQQXDOO\��RU�D�
WRWDO� RI� ������ XQLWV�
WKURXJK� ������ ZLWKRXW�
FUHDWLQJ� PDUNHW�
ZHDNQHVV� if competitive 
rents are maintained���
7KLV� QHZ� FRQVWUXFWLRQ� UHTXLUHPHQW� UHIOHFWV� OLNHO\� UHQWHU� KRXVHKROG� JURZWK� RYHU� WKH� ILYH�\HDU�
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IRUHFDVW�SHULRG��PXOWLIDPLO\�FRQVWUXFWLRQ�WUHQGV�RYHU�WKH�SDVW�WKUHH�GHFDGHV��UHSODFHPHQW�GHPDQG��
DV�ZHOO�DV�D�����WR�����SHUFHQW�YDFDQF\�DOORZDQFH�QHFHVVDU\�WR�PDLQWDLQ�PDUNHW�EDODQFH���7KH�����
XQLW�\HDUO\�UHQWDO�FRQVWUXFWLRQ�UHTXLUHPHQW�UHSUHVHQWV�PRUH�WKDQ�DGHTXDWH�VXSSRUW�IRU�WKH�SURSRVHG�
0DGLVRQ�*XQGHUVRQ�3ODFH�$SDUWPHQWV��

�
�� 7KH�IRUHFDVWHG�SDFH�RI�DEVRUSWLRQ�FDQ�DOVR�EH�VXSSRUWHG�E\�WXUQRYHU�LQ�WKH�PDUNHW�DUHD¶V�H[LVWLQJ�

UHQWDO�VWRFN���$V�QRWHG�LQ�$SSHQGL[�$���LQ������DQ�HVWLPDWHG��������PDUNHW�DUHD�KRXVHKROGV�ZHUH�
UHQWHUV���2I�WKHVH��DSSUR[LPDWHO\�������ZLOO�PRYH�DQQXDOO\��ZLWK�DW�OHDVW����SHUFHQW�RI�WKHVH�PRELOH�
KRXVHKROGV�UHPDLQLQJ�UHQWHUV��VWD\LQJ�LQ�WKH�ORFDO�DUHD�DQG�WKXV�UHSUHVHQWLQJ�SDUW�RI�WKH�VXEMHFW�
GHYHORSPHQW¶V�SRRO�RI�SURVSHFWLYH�UHVLGHQWV���+HQFH��WKH�IRUHFDVWHG�RYHUDOO�DEVRUSWLRQ�UDWH�RI�����
XQLWV�SHU�PRQWK�UHSUHVHQWV�less than 2.0 percent RI�DJJUHJDWH�QHZ�FRQVWUXFWLRQ�UHTXLUHPHQWV�DQG�
WXUQRYHU�SRWHQWLDOV��

�
�� $V�GHWDLOHG�LQ�$SSHQGLFHV�$��DQG�$���PRUH�WKDQ�RQH�KDOI�RI�KRXVHKROGHUV�LQ�WKH�2DN�3DUN�0DUNHW�

$UHD�UHSUHVHQW�SURILOH�OLIHVW\OH�DJH�FDWHJRULHV�RI�³8QGHU���´�DQG�EHWZHHQ�³���DQG���´�DQG�OHQGLQJ�
VXSSRUW�WR�WKH�SURSRVHG�GHYHORSPHQW�LQLWLDWLYH���2YHUDOO��KRXVHKROGHUV�LQ�WKH�2DN�3DUN�0DUNHW�$UHD�
UHIOHFW�D�UHODWLYHO\�\RXQJ�PHGLDQ�DJH�RI������\HDUV���$QDO\VLV�RI�KRXVHKROG�FRPSRVLWLRQ�DOVR�UHYHDOV�
WKDW�PRUH�WKDQ�RQH�KDOI�RI�UHVLGHQW�PDUNHW�DUHD�KRXVHKROGV��DQG�QHDUO\������SHUFHQW�RI�KRXVHKROGV�
LQ�2DN�3DUN�LWVHOI��FRQVLVW�RI�SHUVRQV�OLYLQJ�DORQH�RU�LQ�WZR�SHUVRQ�DUUDQJHPHQWV��FRQVLVWHQW�ZLWK�
XQLW�W\SHV�SURSRVHG�IRU�0DGLVRQ�*XQGHUVRQ�3ODFH��
�
�
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�

�� 0DUNHW� DUHD�KRXVHKROGHUV� VXSSRUW� DQ� HVWLPDWHG������PHGLDQ� DQQXDO� LQFRPH�RI� ���������ZLWK�
KRXVHKROGHUV�LQ�2DN�3DUN�FXUUHQWO\�HDUQLQJ�DQ�HVWLPDWHG���������SHU�DQQXP���0RUH�LPSRUWDQWO\��
MXVW�RYHU�RQH�KDOI�RI�PDUNHW�DUHD�KRXVHKROGV�������SHUFHQW�RU��������KRXVHKROGV��HDUQ�DW� OHDVW�
��������� SHU� DQQXP�� LQFRPHV� UHTXLVLWH� WR� VXSSRUW� WKH� EHQFKPDUN� UHQWV� HVWDEOLVKHG� IRU� WKH�
0DGLVRQ�*XQGHUVRQ�3ODFH�$SDUWPHQWV���
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Residential Market Analysis 
Michigan Avenue Real Estate Group 

Madison Gunderson Place 
  Oak Park, Illinois 
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� Chicago’s suburban rental marketplace continues to reflect strong levels of net absorption.  Since 

2000 and through 2018, for example, the suburban marketplace averaged a net absorption of 1,093 
units yearly.  As shown in the following graphic, net absorption in the more localized near west 
suburbs (which include the Oak Park Market Area) has averaged 180 units yearly since 2000, alone 
accounting for 16.5 percent of net suburban Chicago absorption over the last 18 years.  Notably, 
net absorption in the near west suburban area during the more recent 2015-2018 period advanced 
to an annual average of 357 units, recording a net absorption of 691 units in 2017, the highest 
annual level noted in this localized suburban area since 1995.  Moreover, during the June 2018-
June 2019 period, net absorption advanced to the 710 unit mark.  Recent net absorption levels are 
attributed in large part to increased occupancies among existing post-1985 developments, coupled 
with accelerated new construction of late, concentrated in areas east of I-355.   
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

95,059 100.0 $79,781 24,228 100.0 $90,885
2,557 2.7 42,486 678 2.8 32,797

12,386 13.0 74,987 3,324 13.7 79,228
16,455 17.3 99,140 4,422 18.3 123,727
18,689 19.7 104,408 4,947 20.4 118,429
20,010 21.1 91,394 4,904 20.2 98,591
14,725 15.5 65,617 3,758 15.5 77,807
6,939 7.3 40,641 1,490 6.1 41,092
3,298 3.5 29,040 705 2.9 26,721

14,943 15.7 $69,426 4,002 16.5 $71,362
4,537 30.4 --- 1,411 35.3 ---

38,699 40.7 $122,646 9,851 40.7 $138,235
23,772 61.4 --- 6,751 68.5 ---

Total Households Aged 45 to 74 Years
With Incomes of $100,000 or More

55 - 64 Years
65 - 74 Years
75 - 84 Years
85 Years and Over

Total Households Under 35 Years

25 - 34 Years
35 - 44 Years

Number Percent

With Incomes of $100,000 or More

Source:  Environics Analytics and Tracy Cross & Associates, Inc.

HOUSEHOLD AGE AND INCOME CHARACTERISTICS:  2019
-- OAK PARK MARKET AREA --

Total Households
Oak Park Market Area Village of Oak Park

45 - 54 Years

Attribute Number Percent Median Median

Total Households
Under 25 Years

NET ABSORPTION:  POST-1985 RENTAL APARTMENT DEVELOPMENTS
-- NEAR WEST SUBURBAN AREA --

-2,500
-2,000
-1,500
-1,000

-500
0

500
1,000
1,500
2,000
2,500
3,000
3,500
4,000
4,500
5,000

Suburban Chicago Near West Suburban Area

Net Absorption in Units

Source:  Tracy Cross & Associates, Inc.

180
171
92

357
710YTD June 2019:

Near West Suburban Area
Average (Units/Yr.)

2000 - 2018:
2000 - 2010:
2005 - 2015:
2015 - 2018:



5HVLGHQWLDO�0DUNHW�$QDO\VLV�
0LFKLJDQ�$YHQXH�5HDO�(VWDWH�*URXS�

Madison Gunderson Place 
� � 2DN�3DUN��,OOLQRLV�

�

�
3DJH���� � 75$&<�&5266�	�$662&,$7(6��,1&��

�� )URP� D� SUDFWLFDO� VWDQGSRLQW�� KRZHYHU��0DGLVRQ�*XQGHUVRQ� 3ODFH� ZLOO� H[SHULHQFH� LWV� VWURQJHVW�
OHYHOV� RI� FRPSHWLWLYH� LQIOXHQFH� IURP� HLJKW� QHZ� FRQVWUXFWLRQ� DQG�RU� IXOO\� UHQRYDWHG� DSDUWPHQW�
GHYHORSPHQWV�PDUNHWLQJ�LQ�2DN�3DUN�LWVHOI�DQG�LQ�QHDUE\�/D�*UDQJH�ZKLFK�VKDUH�FRPPRQDOLWLHV�LQ�
WHUPV�RI�DFFHVV�WR�PXOWLSOH�PRGHV�RI�WUDQVLW��VRXUFHV�RI�HPSOR\PHQW��DQG�VWURQJ�LQ�SODFH�DQFLOODU\�
VKRSSLQJ�� GLQLQJ� DQG� HQWHUWDLQPHQW�� � $V� SUHYLRXVO\� QRWHG�� WKHVH� ORFDOL]HG� XUEDQ�RULHQWHG�
GHYHORSPHQWV�ZHUH�EXLOW�DQG�RU�IXOO\�UHQRYDWHG�GXULQJ�WKH�����������WLPHIUDPH�DQG�DOO�UHSUHVHQW�
DPHQLW\�HQKDQFHG�PRGHUDWH��WR�KLJK�GHQVLW\�SURGXFW�IRUPV�ZLWK�VWUXFWXUHG�SDUNLQJ�DYDLODEOH�IRU�DQ�
LQFUHPHQWDO�IHH���$OO�DUH�ZLWKLQ�ZDONLQJ�GLVWDQFH�RI�SXEOLF�WUDQVLW�DQG�RIIHU�D�EURDG�UDQJH�RI�SODQ�
W\SHV�DQG�XQLW� VL]HV� WKXV�H[SDQGLQJ�PDUNHW�DSSHDO� IURP�DQ�DIIRUGDELOLW\�VWDQGSRLQW�� �([KLELW���
SURYLGHV�D�JHRJUDSKLF�RULHQWDWLRQ�RI�WKH�HLJKW�QHZHU�GHYHORSPHQWV��DORQJ�ZLWK�SURMHFWV�QRZ�XQGHU�
FRQVWUXFWLRQ� DQG�RU� LQ� WKH� SODQQLQJ� SLSHOLQH� LQ� SUR[LPDWH� QHDU� ZHVW� suburban� DUHDV�� ZKLOH� D�
FRPSRVLWH�VXPPDU\�RI�HDFK�LV�SURYLGHG�LQ�$SSHQGL[�$����7KLV�DSSHQGL[�WDEOH�DOVR�VXPPDUL]HV�
FKDUDFWHULVWLFV�RI�QHZHU�DSDUWPHQW�GHYHORSPHQWV�RI�VLPLODU�VFDOH�ZKLFK�DUH�PDUNHWLQJ�LQ�WKH�1HDU�
:HVW�DQG�:HVW�7RZQ�FRPPXQLW\�DUHDV�RI�&KLFDJR�DV�WKHVH�ODWWHU�FRPPXQLWLHV�PD\�UHSUHVHQW�D�
VRXUFH�RI�FRPSHWLWLYH�VXEVWLWXWLRQ��
�

�� ([KLELWV���DQG���LOOXVWUDWH�WKH�FRPSHWLWLYH�EHQFKPDUN�SRVLWLRQLQJ�RI�WKH�SURSRVHG�GHYHORSPHQW��LQ�
ERWK� ZKROH� GROODUV� DQG� IRU� FRPSDUDEOH� IRRWDJH�� UHODWLYH� WR� QHZHU� ORFDOL]HG� FRPPXQLWLHV�� � )RU�
H[DPSOH��«��
�

x� 2Q�D�FRPSDUDEOH�IRRWDJH�EDVLV��DQG�ZKHQ�adjusted�WR�UHIOHFW�WKH�YDOXH�RI�HQFORVHG�SDUNLQJ�
EHQFKPDUN� UHQWV� DSSURSULDWHO\� SRVLWLRQ� 0DGLVRQ� *XQGHUVRQ� 3ODFH� EHORZ� WKH� VL[� QHZ�
FRQVWUXFWLRQ� GHYHORSPHQWV� LQ� WKH�PDUNHWSODFH�� � 7KLV� FRPSHWLWLYH� SRVWXUH� EDODQFHV� WKH�
SURSRVHG�TXDOLW\�QHZ�FRQVWUXFWLRQ�DOWHUQDWLYH�ZLWK�YDULDQFHV�LQ�ORFDWLRQ��SURMHFW�VFDOH�DQG�
OHYHOV�RI�FRPPXQLW\�DPHQLWLHV���+RZHYHU��DGMXVWHG�EHQFKPDUN�UHQWV�DOVR�SRVLWLRQ�0DGLVRQ�
*XQGHUVRQ� 3ODFH� ZHOO� DERYH� WKH� WZR� UHQRYDWHG� SURMHFWV� LQ� GRZQWRZQ� 2DN� 3DUN� IRU�
FRPSDUDEOH� IRRWDJH�� �$V�QRWHG�RQ�$SSHQGL[�$��� WKH�VL[�QHZHU�stabilized�GHYHORSPHQWV�
UHIOHFW� D� YDFDQF\� UDWH� RI� ���� SHUFHQW�� LQGLFDWLYH� RI� tight�PDUNHW� FRQGLWLRQV� DQG� OHQGLQJ�
VXSSRUW� WR� WKH� SURMHFWHG� DEVRUSWLRQ� SHULRG� RI� URXJKO\� ���� PRQWKV�� � $OVR�� ZKLOH� QRW�
VSHFLILFDOO\�DGGUHVVHG�LQ�WKLV�DQDO\VLV��EHQFKPDUN�UHQWV�DOVR�VWDQG�well above�QHZHU�QHDU�
ZHVW� VXEXUEDQ� SURMHFWV� IRXQG�west� RI� ,�����ZKHUH�ZKROH� GROODU� SRVWHG� UHQWV� FXUUHQWO\�
DYHUDJH��������RU�������SHU�VTXDUH�IRRW����
�

x� 6LPLODUO\��$SSHQGLFHV�$��DQG�$�� LOOXVWUDWH� WKH�FRPSHWLWLYH�YDOXH�SRVLWLRQLQJ�RI�0DGLVRQ�
*XQGHUVRQ�3ODFH�UHODWLYH�WR�SURMHFWV�RI�VLPLODU�VFDOH�DQG�GHVLJQ�PDUNHWLQJ�WKURXJKRXW�WKH�
1HDU�:HVW�DQG�:HVW�7RZQ�QHLJKERUKRRGV�RI�&KLFDJR���$V�VKRZQ��PDQ\�RI�WKHVH�ODWWHU�
FRPPXQLWLHV�DOVR�LQFOXGH�HQFORVHG�SDUNLQJ�LQ�WKH�UHQW�VWUXFWXUH��ZLWK�WKH�EHQFKPDUN�UHQW�
VWUXFWXUH� UHSUHVHQWLQJ� D� VWURQJ� FRPSHWLWLYH� SRVLWLRQLQJ� LQ� ERWK� ZKROH� GROODUV� and� IRU�
FRPSDUDEOH�IRRWDJH�UHODWLYH�WR�WKHVH�SRWHQWLDO�XUEDQ�DOWHUQDWLYHV��

�
�� $V�PLJKW�EH�H[SHFWHG�� WKH�����XQLWV�PRQWKO\�DEVRUSWLRQ�IRUHFDVW� LV� ORZHU� WKDQ�DEVRUSWLRQ� OHYHOV�

JHQHUDWHG� E\� QHZHU� ORFDOL]HG� GHYHORSPHQWV� GXULQJ� WKHLU� UHVSHFWLYH� VWDELOL]DWLRQ� SHULRGV�� � $V�
VXPPDUL]HG� LQ� WKH� IROORZLQJ� WH[W� WDEOH�� IRU� H[DPSOH�� DEVRUSWLRQ� UDWHV� DPRQJ� WKH� IRXU� QHZHU�
VWDELOL]HG� SURMHFWV� DYHUDJHG� ����� XQLWV� SHU�PRQWK� UHIOHFWLQJ� WKH� ODUJHU� VFDOH� RI� WKHVH� SURMHFWV��
FRXSOHG�ZLWK�EURDGHU�FRQWLQXXPV�RI�SODQ�W\SHV�DQG�XQLW�VL]HV��DV�ZHOO�DV�YDULDQFHV�LQ�ORFDWLRQ�DQG�
OHYHOV�RI�DPHQLWLHV�� �7R� WKLV�SRLQW�� LQ� UHODWLYH� WHUPV�� WKH�SURMHFWHG�DEVRUSWLRQ� UDWH�DSSURSULDWHO\�
UHIOHFWV�YDULDQFHV�EHWZHHQ�WKH�WZR�QHZHVW�2DN�3DUN�GHYHORSPHQWV��QDPHO\�Albion at Oak at Oak 
Park�ZKLFK�LV�JHQHUDWLQJ�DQ�LQLWLDO�DEVRUSWLRQ�UDWH�RI������XQLWV�SHU�PRQWK�VLQFH�RFFXSDQFLHV�EHJDQ�
LQ�$XJXVW�������DV�ZHOO�DV�Eleven33�ZKHUH� LQLWLDO�DEVRUSWLRQ� UDWHV�DYHUDJH������XQLWV�PRQWKO\���
+RZHYHU��DV�GHWDLOHG� LQ�$SSHQGL[�$���HDFK�RI� WKHVH�FRPPXQLWLHV� LV�DOVR�PDUNHWLQJ�DJJUHVVLYH�
OHDVH�LQFHQWLYHV�WR�HQFRXUDJH�OHDVH�XS��
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5HVLGHQWLDO�0DUNHW�$QDO\VLV�
0LFKLJDQ�$YHQXH�5HDO�(VWDWH�*URXS�
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� � 2DN�3DUN��,OOLQRLV�
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�
�� 2Q�D� FDXWLRQDU\�QRWH�� LW� FDQQRW� EH�RYHUVWDWHG� WKDW� in whole dollars� EHQFKPDUN� UHQWV� SRVLWLRQ�

0DGLVRQ�*XQGHUVRQ�3ODFH�DPRQJ�WKH�highest posted rents�LQ�WKH�ZKROH�RI�WKH�QHDU�ZHVW�VXEXUEV��
VRPH������KLJKHU��RQ�DYHUDJH��WKDQ�DPHQLW\�HQKDQFHG�FRXQWHUSDUWV�ORFDOO\�DV�ZHOO�DV�LQ�WUDQVLW�
RULHQWHG�DQG�RU�PL[HG�XVH�ORFDOHV�LQ�'RZQHUV�*URYH��(OPKXUVW��/RPEDUG��2DNEURRN�7HUUDFH�DQG�
:KHDWRQ���7KHVH�YDULDQFHV�VXJJHVW�WKDW�0LFKLJDQ�$YHQXH�5HDO�(VWDWH�*URXS�must maintain an 
aggressive marketing posture through stabilization DQG� D� judicious approach to rent growth 
thereafter� LQ�RUGHU� WR�PDLQWDLQ�D�FRPSHWLWLYH�DGYDQWDJH� LQ� WKH�PDUNHWSODFH�� �7R� WKLV�SRLQW��DQG�
FRQVLVWHQW�ZLWK�QHZ�SURMHFWV�QRZ�XQGHUJRLQJ� OHDVH�XS� WKURXJKRXW� WKH�JHQHUDO�DUHD�� LQ�RUGHU� WR�
DFKLHYH�WKH�SURMHFWHG�DEVRUSWLRQ�UDWH�� LW�PD\�EH�QHFHVVDU\�WR�DOVR�RIIHU�VRPH�IRUP�RI� LQFHQWLYH�
VXFK�DV� RQH�PRQWK� IUHH�ZLWK� D� ���PRQWK� OHDVH� WKURXJK� VWDELOL]DWLRQ��ZKLOH� SODQQLQJ� IRU� VLPLODU�
SURPRWLRQV�WKHUHDIWHU�DV�FRPSHWLWLYH�FRQGLWLRQV�GLFWDWH��
�

�� 7KH�FRQFHSWXDOL]HG�DSDUWPHQW�GHYHORSPHQW�fully addresses�FXUUHQW�DQG�H[SHFWHG�IXWXUH�WUHQGV�LQ�
WKH�UHVLGHQWLDO�PDUNHWSODFH��LV�UHSUHVHQWDWLYH�RI�WKH�QHZHVW�XUEDQ�DSDUWPHQW�RIIHULQJV�LQ�WKH�UHJLRQ��
DQG� LV�GHVLJQHG� WR�DSSHDO�DFURVV�D�EURDG�VSHFWUXP�RI� FRQVXPHU�VHJPHQWV�� LQFOXGLQJ�QRW�RQO\�
\RXQJHU�SURIHVVLRQDO�VLQJOHV�DQG�FKLOGOHVV�FRXSOHV��EXW�DOVR�PRUH�PDWXUH�FRQVXPHUV�GHVLURXV�RI�
D� OLIHVW\OH�HQYLURQPHQW�� �7R� WKLV�SRLQW�� OLIHVW\OH� UHQWDO�DOWHUQDWLYHV�DUH�JHQHUDWLQJ�VWURQJ� LQWHUHVW�
DPRQJ�FRQVXPHUV�EHWZHHQ�WKH�DJHV�RI����DQG����JLYHQ��LQ�PRVW�FDVHV��WKH�KLJK�OHYHO�RI�DPHQLWLHV�
DQG�RU�FRQFLHUJH�VHUYLFHV�DYDLODEOH�WR�UHVLGHQWV���6HYHUDO�QDWLRQDO�PXOWLIDPLO\�GHYHORSPHQWV�UHSRUW�
WKDW�XS�WR������SHUFHQW�RI�WKHLU�OHDVLQJ�DFWLYLW\�QRZ�UHIOHFWV�WKHVH�OLIHVW\OH�DJH�FRKRUWV���/HQGLQJ�
VXSSRUW�WR�DEVRUSWLRQ�SRWHQWLDOV�DW�0DGLVRQ�*XQGHUVRQ�3ODFH��LW�LV�DJDLQ�QRWHG�WKDW�URXJKO\������
SHUFHQW�RI�2DN�3DUN�0DUNHW�$UHD�KRXVHKROGHUV�DOLJQ�DJH�FDWHJRULHV�EHWZHHQ����DQG�����ZKLOH�
$PHULFDQ�&RPPXQLW\�6XUYH\�HVWLPDWHV�GHULYHG� IURP�WKH������&HQVXV�UHYHDO� WKDW� URXJKO\������
SHUFHQW�RI�WKH�PDUNHW�DUHD¶V�existing renters�DOVR�UHIOHFW�WKHVH�SURILOH�DJH�FDWHJRULHV���7KDW�VDLG��
DQG� ZLWK� VSHFLILF� IRFXV� XSRQ� SRWHQWLDO� SURILOH� PDWXUH�PRYH�GRZQ� FRQVXPHU� VHJPHQWV�� IDFWRUV�
UHODWHG�WR�PRELOLW\�DQG�OLIHVW\OH�SUHIHUHQFHV�LQGLFDWH�WKDW�GHVSLWH�WKH�DJLQJ�RI�WKH�JHQHUDO�SRSXODWLRQ��
KRXVHKROGHUV� LQ� WKHLU�PDWXULQJ� OLIHF\FOH�PRYH� LQIUHTXHQWO\�� � ,Q� IDFW��PRVW� KRXVHKROGHUV� LQ� DJH�
FDWHJRULHV�RI����DQG�ROGHU�DUH�FRPSOHWHO\�VDWLVILHG�ZLWK�WKHLU�FXUUHQW�UHVLGHQFH��ZLWK�OHVV�WKDQ�����
SHUFHQW�PRYLQJ�RQ�DQ�DQQXDO�EDVLV���7KH�SURMHFWHG�DEVRUSWLRQ�SDFH�UHIOHFWV�PRELOLW\�IDFWRUV�DPRQJ�
SURILOH�FRKRUW�FRQVXPHU�JURXSV��OLPLWHG�SODQ�GLIIHUHQWLDWLRQ�YHUVXV�WKH�PDUNHW�DV�D�ZKROH��FRXSOHG�
ZLWK�D�EHQFKPDUN�UHQW�VWUDWHJ\�ZKLFK�SRVLWLRQV�WKH�FRPPXQLW\�DW�WKH�KLJKHVW�LQFRPH�HFKHORQV�RI�
SURILOH� FRQVXPHU� VHJPHQWV�ZKHUH� GHPDQG� OHYHOV� EHJLQ� WR� WKLQ�� � )RU� WKLV� UHDVRQ�� LW� LV� VWURQJO\�
UHFRPPHQGHG� WKDW� GHGLFDWHG� PDUNHWLQJ� HIIRUWV� EHJLQ� ZLWK� VLWH� LPSURYHPHQWV�� ZLWK� OHDVH�
UHVHUYDWLRQV�EHJLQQLQJ�at least three (3) months prior to initial deliveries.�

�
�
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Madison Gunderson Place 
� � 2DN�3DUN��,OOLQRLV�

�

�
3DJH���� � 75$&<�&5266�	�$662&,$7(6��,1&��

�
�

�
�
�

�� )RU�DGGHG�SHUVSHFWLYH��$SSHQGL[�$��GHOLQHDWHV�SHUWLQHQW�IHDWXUH�DQG�DPHQLW\�FKDUDFWHULVWLFV��DQG�
VXPPDUL]HV�WKH�UDQJH�RI�OHDVLQJ�UHTXLUHPHQWV�DQG�RWKHU�LQFUHPHQWDO�IHHV�FXUUHQWO\�LQ�HIIHFW�DPRQJ�
WKH�VHYHQ�newest construction�DQG�RU�PRGHUDWH�VFDOH�UHQWDO�FRPPXQLWLHV�LQ�WKH�JUHDWHU�2DN�3DUN�
&0$�� � 7KHVH� IHDWXUH� DQG�RU� DPHQLW\� FKDUDFWHULVWLFV� DUH� FRQVLVWHQW� ZLWK� WKRVH� SURSRVHG� E\�
0LFKLJDQ� $YHQXH� 5HDO� (VWDWH� *URXS� DQG� IDFWRUHG� LQWR� WKH� EHQFKPDUN� UHQWDO� VWUDWHJ\� DQG�
DEVRUSWLRQ�IRUHFDVW��
�

�� /DVWO\��WKH�EHQFKPDUN�UHQW�VWUDWHJ\�DQG�DEVRUSWLRQ�IRUHFDVW�DOVR�FRQVLGHU�DQ�intensely competitive 
environment� PDUNHG� E\� SHULRGV� RI� DFFHOHUDWHG� DSDUWPHQW� FRQVWUXFWLRQ�� � 7KLV� SDWWHUQ� RI�
GHYHORSPHQW�ZLOO�FRQWLQXH�IRU�WKH�IRUHVHHDEOH�IXWXUH�DQG�LQWHQVLI\�VKRUW�WHUP�DV��DSDUW�� IURP�WKH�
SURSRVHG�0DGLVRQ�*XQGHUVRQ�3ODFH��WKHUH�DUH�FXUUHQWO\�HOHYHQ�announced�UHQWDO�SURMHFWV�DQG�QR�
IHZHU�WKDQ�������QHZ�DSDUWPHQW�XQLWV�XQGHU�FRQVWUXFWLRQ�DQG�RU�LQ�YDULRXV�VWDJHV�RI�WKH�SODQQLQJ�
SLSHOLQH�LQ�ZHVW�VXEXUEDQ�DUHDV�SUR[LPDWH�WR�2DN�3DUN��$SSHQGL[�$�����2I�WKHVH��VL[�SURMHFWV�DQG�
D�FROOHFWLYH�������XQLWV�DUH�H[SHFWHG�WR�EHJLQ�OHDVH�UHVHUYDWLRQ�PDUNHWLQJ�DQG�RU�RFFXSDQF\�ZLWKLQ�
WKH�QH[W����WR����PRQWKV��UHLQIRUFLQJ�WKH�QHFHVVLW\�WR�PDLQWDLQ�DQ�DJJUHVVLYH�PDUNHWLQJ�DSSURDFK�
WKURXJK�VWDELOL]DWLRQ�DQG�EH\RQG���:KLOH�LW�LV�DFNQRZOHGJHG�WKDW�RQO\�WZR�ERXWLTXH�SURMHFWV�WRWDOLQJ�
���XQLWV�DUH�SODQQHG�LQ�2DN�3DUN�LWVHOI��VHYHUDO�GHYHORSPHQWV�LQ�ZHVW�VXEXUEDQ�/RPEDUG�DQG�2DN�
%URRN��LQ�SDUWLFXODU��ZLOO�RIIHU�SODQ�VW\OHV�DQG�DPHQLW\�HQKDQFHG� OLYLQJ�HQYLURQPHQWV�ZKLFK�DOVR�
KDYH� DQ� DSSHDO� WR� SURILOH� PDWXUH�PRYH�GRZQ� DQG� RU� GLVFUHWLRQDU\� LQFRPH� FRQVXPHUV�� � 7KH�
PDUNHWSODFH��KRZHYHU��LV�H[SHFWHG�WR�PDLQWDLQ�EDODQFHG�RFFXSDQFLHV�GHVSLWH�WKH�QXPEHU�RI�XQLWV�
ZKLFK�FRXOG�EH�LQWURGXFHG�RYHU�WKH�����������WLPHIUDPH��VDYH�IRU�VKRUW�SHULRGV�VKRXOG�PXOWLSOH�
GHYHORSPHQWV�FRPH�RQ�OLQH�ZLWKLQ�VL[�WR�QLQH�PRQWKV�RI�RQH�DQRWKHU��

�
�
$/7(51$7,9(�%(1&+0$5.�5(17�675$7(*,(6�
�
7R�UHLWHUDWH��EHQFKPDUN�VWUDWHJLHV�DUH�HVWDEOLVKHG�WR�SURYLGH�D�FRPSHWLWLYH�SRVLWLRQ�LQ�WKH�PDUNHWSODFH�DQG�
DOORZ�IRU�DQ�DFFHSWDEOH�DEVRUSWLRQ�SHULRG�IRU�WKH�SURSRVHG����XQLW�GHYHORSPHQW���$V�WKHVH�OHDVH�UDWHV�PD\�
GLIIHU� IURP�0LFKLJDQ� $YHQXH� 5HDO� (VWDWH�*URXS¶V� ILQDQFLDO� REMHFWLYHV�� WKH� IROORZLQJ� WH[W� WDEOH� RXWOLQHV�
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alternative benchmark strategies and attendant absorption forecasts to assist in continued pro forma 
financial modeling. 
 

 
 
 

 
 
It is again noted that the benchmark rents and associated absorption potentials are presented in current 
2019 dollars. Looking forward, it is quite probable that market area rents will continue to advance, albeit at 
a much moderated pace over the forecast period, or in the range of 1.5 to 3.0 percent annually.  For pro 
forma comparisons, assuming market introduction in 2022 and barring unforeseen economic turmoil, an 
average 2.0 percent annual rent growth applied to the benchmark rent strategy for the 48-unit development 
would yield an average posted base rent of $2,812 or $2.46 per square foot at market introduction, 
excluding incremental revenue sources. 
 
In closing, our firm has endeavored to present a benchmark rental strategy which will competitively position 
Madison Gunderson Place in the marketplace and maximize levels of economic return.  Further, the 
positioning of the development is intended to enable the community to not only achieve a reasonable initial 
absorption, but also to sustain occupancies in the 94.0 to 96.0 percent range over the long term in what will 
remain a highly competitive landscape. 
 
 
 
 

$2.40 +$100 9.8 3.1 5.4 8.5
2.38 +75 10.3 3.3 6.1 7.5
2.36 +50 10.8 3.4 6.5 7.1
2.33 +25 11.2 3.5 7.2 6.4
2.31 11.6 3.6 7.6 6.0
2.29 -25 11.9 3.9 8.2 5.6
2.27 -50 12.2 4.2 9.0 5.1
2.25 -75 12.6 4.7 9.8 4.7
2.23 -100 13.0 5.2 10.7 4.3

(1)

(2)

Source:  Tracy Cross & Associates, Inc.

$2,748
2,723

2,648 Benchmark
2,673
2,698

@ 95%
$ $/Sq. Ft. Benchmark Occupancy Thereafter (46 Units)

Absorption
Rate(1)

From Months of

for an Monthly Absorption Average Months to
1,145 Sq. Ft. Residence Variance First Three (3) Monthly Stabilization

ALTERNATIVE RENT/ABSORPTION SCENARIOS:  MADISON GUNDERSON PLACE
-- OAK PARK, ILLINOIS --

A 48-Unit Development
Benchmark Posted Base  Rent(1) Anticipated

Benchmark posted base rents are presented in November 2019 dollars. They include premiums for corner-unit
orientation and one (1) assigned enclosed parking space per residence. They do not include premiums for floor
or enhanced views, or incremental revenues derived from pet fees, administrative fees, etc.
Starting at the first month of occupancy. Marketing and lead list generation assumed to commence with site
improvements. Lease reservations, which are anticipated to begin at least three (3) months prior to initial
occupancies, are factored into this forecast.
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