
 

 

 
 

April 30, 2020 

 

Mr. John Barry 

McNaughton Development 

 

 

Dear Mr. Barry: 

 

It is a pleasure to present this draft fiscal impact analysis of your proposed residential development in Hinsdale, 

Illinois.  This report addresses the following: 

 

• Estimating the total incremental direct revenue sources and costs to the Village of Hinsdale, School District 

86 and 181 as a result of this project over a 20-year period. 

 

The analysis is dependent on a number of financial and market assumptions that were developed in connection with 

this report.  Since future events are not subject to precise forecasts, some assumptions may not materialize in the 

exact form presented in this analysis.  In addition, other unanticipated events or circumstances may occur which 

could influence the future outcome and performance of the project.  Nonetheless, we believe that the underlying 

assumptions provide a reasonable basis for this analysis. 

 

We appreciate the opportunity to work with you on this engagement and look forward to discussing the results of the 

report with you. 

 

Very truly yours, 

Laube Consulting Group LLC 

 

DRAFT          

 

By          

    Michael S. Laube 
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I. EXECUTIVE SUMMARY 

 

McNaughton Development is proposing to construct a 46 unit residential development of single-family 

detached units, many of which will be marketed to empty-nesters.  Approximately 23 of these until will 

have master suites on the ground floor; the remaining units will will have more traditional construction.  

Even though there will be traditional construction, the community will be designed for, and marketing 

of the community will be targeted to, empty-nesters.   

 

We have analyzed the net cost/benefit to the Village, School District 86, and School District 181.  The 

net/cost benefit over a 20-year timeline for each taxing jurisdiction is as follows: 

 

• Village of Hinsdale  Scenario 1 - Net Benefit of $1,150,000 

 

• School District 86  Scenario 1 - Net Benefit of $1,200,000 

 

• School District 181  Scenario 1 - Net Benefit of $1,050,000 

 

 

Please refer to the Appendix for further detail of these summaries. 
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II. DEVELOPMENT PROGRAM 

 

This Development will contain 46 dwelling units that are largely targeted to empty-nester buyers.  More 

specifically the unit mix is proposed to be as follows: 

 

Type of Units Number of Units 

  
Single Family Ranch Style 23 

Single Family Traditional 23 

  

Total Units 46 

 

The development site is located in the Village and represented by the following tax parcels: 

 

• 09-02-205-001 

• 09-02-205-002 

• 09-02-205-003 

• 09-02-206-002 

• 09-02-206-003 

• 09-02-206-004 

• 09-02-208-001 

• 09-02-208-010 

• 09-02-208-011 

 

Hereinafter referred to as the “Property”. 
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III. PROPERTY TAXES 

 

Overview 

 

The assessment and taxation process involves several steps.   

 

First, the County assessor’s office establishes the fair market value (“FMV”) of the property.  The FMV 

is the most probable price in cash, terms equivalent to cash, or in other precisely revealed terms, for 

which the property will sell in a competitive market under all conditions requisite to a fair sale.  The 

FMV is determined by any number of factors including, but not limited to: property location, age, type, 

and condition of facilities and infrastructure. 

 

Second, the “assessed value” is calculated by multiplying the property’s FMV by an assessment rate.  

The assessment rate is determined by county ordinance, in the case of DuPage County, which is where 

the Property is situated.    

 

Third, the property’s assessed value is multiplied by an equalization factor to determine the equalized 

assessed value (“EAV”).  The equalization factor is used to ensure that property is assessed consistently 

throughout the state.  The equalization factor for DuPage County is determined by the Illinois 

Department of Revenue.   

 

Finally, the EAV is multiplied by a tax rate to determine the property tax due for the property. 
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Key Assumptions 

 

• We have used the projected sales price to achieve the projected fair market value for purposes 

of the DuPage County Assessor. 

 

• We have trended the initial assessed value by a reassessment growth rate of 2.5% annually. 

 

• We have used the most current tax rates for the various taxing districts. 

 

For a complete list of all assumptions used please see the Appendix. 

 

Collections 

(All shown in aggregate dollars over a 20-year period) 

 

• Total Property Tax Collections  $20,600,000 

 

• Village of Hinsdale   $  1,150,000 

 

• School District 86 Collections  $  5,400,000 

 

• School District 181 Collections  $  9,900,000 

 

 

Please see the Appendix for the annual cash flows and all detail.  
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IV. INCREMENTAL MUNICIPAL COSTS 

 

Overview 

 

In order to objectively look at the impact to the Village of the proposed community, the incremental 

cost of the community must be evaluated Incremental municipal costs can come in the form of the 

need for increased fire, police or emergency services, both operating and capital costs.  Additionally, 

there can also be incremental costs of providing water and sewer as well as Village staff time in order 

to evaluate the proposed plans for construction, the related zoning.  This section will provide a 

discussion of all of them. 

 

 

Police, Fire and Ambulance Services 

 

These types of developments require very little service from municipal police, fire or emergency.  We 

are assuming that the current capacity of the Village is such that the addition of these units will not 

trigger an additional burden to these services such that it will facilitate the need to bring on any more 

officers, administrative personnel or facilitate the need to expend capital resources (e.g., vehicles, 

equipment, communication infrastructure, etc.)  Therefore, we believe that there will be no negative 

financial impact to the Village with respect to these services. 

 

Police 

 

These types of residential developments experience very few incidents.  While it is conceivable that 

the police may need to respond on  occasion, these incidents are very rare.   

 

Emergency 

 

Due to the nature of the development, being a small single family home development, the need for 

emergency services certainly could occur, but should be very rare.   

 

Additionally, given the proximity to the Village and the small nature of the development, existing 

Village services should easily be able to cover the needs of this area. 

 

Village Staff Costs 

 

The time incurred by Village staff to review and work through the zoning and building process is 

covered by the normal permits and fees paid for a development such as this.  Based upon industry 

averages, the permit fees are approximately 0.75% - 1% (all in) of the hard costs of the project 

aggregately.   At a minimum, this will cover the costs of review and time. 
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Water and Sewer Costs 

 

This development will be a user of the municipal/governmental water and sewer systems and will pay 

the normal and customary charges for the services provided.  Therefore, the development will not 

have a negative impact on the Village from the standpoint of the delivery of municipal utility services.   
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V. SCHOOL DISTRICT 86 AND 181 COSTS  

 

Overview 

 

We have looked at the incremental costs of the new student generation to School Districts 86 and 181 

as a result of the construction of the proposed 142-unit residential development.    

 

Key Assumptions   

 

• We are using the ratios developed by the ISCS study and adjusting for current market 

conditions.  Additionally, some of these units are masters down single family homes.  

Therefore, the student generation here should be more in line with a suburban high density 

development adjusted for the empty nester design features.  Because this neighborhood will 

be predominantly designed and marketed to a more senior population the student generation 

within the more traditionally designed homes are anticipated to produce less school-aged 

children than in a more conventional development.  These types of developments do not 

typically produce many students.  However, for purposes of being conservative we have 

estimated that even the master down units will produce some children, but have discounted 

the ratios by 75%. 

 

Furthermore, and most importantly, it is generally the nature of home buyers to purchase in 

communities that cater to their needs.  That is families that have children will want to 

purchase in a neighborhood that has other children, has the appropriate amenities (like parks 

and open space) and is proximate to the schools.  A development that is marketed and 

designed towards empty nesters will generally not be attractive to families with children.  

Therefore, we believe our methodology is reasonable and conservative. 

 

 

• We have used the total operational cost per student of $17,821 for District 181 and $20,397 

for District 86 as published by the Illinois School Report Card for 2018.  Note that this is a 

conservative methodology that assumes that 100% of the costs of operation are being paid for 

by the residential tax base of the school districts.  In actuality, the school districts also receive 

portions of the revenues they receive from the non-residential tax bases of the districts and 

from state and federal school aid.   

 

• We have used a 5-year average consumer price index as the inflation rate for these costs. 

 

Please see the Appendix for a complete list of assumptions. 

 

Costs 

 

• Over a 20-year period the incremental cost to School District 86 is $4,400,000 

 

• Over a 20-year period, the incremental cost to School District 181 is $8,900,000 
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VI. NET COST BENEFIT CALCULATIONS OVER 20-YEARS 

 

Village of Hinsdale 

 

  
Total in Nominal Dollars (Year 1 - Year 20)   

  
Total Payments to Village  $       1,144,512 

  

  
Total Costs to Village  $                     0  

  

Total (Cost)/Benefit to Village  $        1,144,512 

(Year 1 - Year 20)  
 

 

Village 5-Year Cash Flow 

 

Year Collections Costs Net 

(Cost)/Benefit 

    

Year 1 

Year 2 

Year 3 

Year 4 

Year 5 

$                                                          44,804  

 $                                                         45,924  

 $                                                         47,073  

 $                                                         48,429  

 $                                                         49,456  
 

$0 
$0 
$0 
$0 
$0 

$44,804 
$45,924 
$47,073 
$48,429 
$49,456 
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School District 86 

 

 

Total in Nominal Dollars (Year 1 - Year 20)   

  
Total Payments to SD 86  $      5,634,028 

  
Total Costs to SD 86  $        4,400,669  

  

Total (Cost)/Benefit to SD 86  $        1,233,359  

(Year 1 - Year 20)  
 

School District 86 5-Year Cash Flow 

 

School District 86 Property Taxes 

School District 86 
Incremental Student 

Costs Benefit/(Cost) 

   
 $                                                      220,556   $                               179,861   $                         40,695 

 $                                                      226,070   $                               183,584   $                         42,486  

 $                                                       231,722   $                               187,384   $                         44,338  

 $                                                       237,515   $                               191,262   $                         46,253  

 $                                                       243,453   $                               195,221   $                         48,232  
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School District 181 

 

 

  
Total in Nominal Dollars (Year 1 - Year 20)   

  
Total Payments to SD 181  $      9,976,253  

  
Total Costs to SD 181  $      8.925,711 

  

Total (Cost)/Benefit to SD 181  $        1,050,542 

(Year 1 - Year 20)  
 

School District 181 5-Year Cash Flow 

 

Year 

School 
District 181 

Property 
Taxes School District 181 Incremental Student Costs Benefit/(Cost) 

    
Year 1  $    390,592   $                                        364,805   $          25,737  

Year 2  $     400,305   $                                        372,356   $           27,950  

Year 3  $    410,313  $                                        380,063   $           30,250  

Year 4  $    420,571   $                                        387,930   $           32,461  

Year 5  $    431,085   $                                        395,959   $           35,126  
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APPENDIX 
 

The Appendix is an integral part of this Report.  The written narrative is meant to provide an overview 

of key assumptions and conclusions.  The Appendix delineates all assumptions and detailed 

conclusions. 

 

Table 1 – Executive Summary 

 

Table 2 – Village Summary 

 

Table 3 – School District 86 Summary  

 

Table 4 – School District 181 Summary  

 

Table 5 – Fair Market Value - Residential 

 

Table 6 – Property Tax Assumptions 

 

Table 7 – Total Property Tax Projections 

 

Table 8 – Village Property Tax Projections 

 

Table 9 – School District 86 Property Tax Projections 

 

Table 10 – School District 181 Property Tax Projections 

 

Table 11 – Number of School Children  

 

Table 12 – School District 86 Cost Assumptions 

 

Table 13 – School District 181 Cost Assumptions 

 

Table 14 – School District 86 Cost Projections  

 

Table 15 – School District 181 Cost Projections  

 

 

 


