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EXECUTIVE SUMMARY

FISCAL IMPACT CONCLUSIONS

Strategy Planning Associates was contracted by Interforum Holdings, Inc. to eval-
uate the fiscal and economic impact of the development on the City of Highland 
Park and School Districts 109, 112, and 113.

 The development program is named: Solo Project.

The primary purpose of this study is to show the relationship between revenues 
that results from the redevelopment. All future dollar figures are in current dollar 
terms based on revenue sources and expenditure levels budgeted for the City for 
FY 2018. 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 specula-
tion 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)

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

0.0.1  Primary Impacts

During the time frame of this study: 2018 to 2027. 

-- The Solo Project is the redevelopment of the Solo Cup headquarters site. The 
site is within Highland Park TIF #1 which is expected to be in effect for the dura-
tion.

-- Highland Park TIF #1 was adopted December 11, 2017. At that point the EAV 
or taxable value of the 9 tax parcel Solo site, was $4,196,038. This EAV is called 
the frozen EAV and will set the EAV for property tax for the duration of the TIF.

-- Any growth in EAV from appreciating or new development is called increment. 
At buildout the taxable value will reach $43,446,392 with the applicable property 
tax reaching $3.4 million. This property tax is paid to the Highland Park TIF Fund. 
Money in the TIF fund is distributed, at the City’s discretion to items allowed or 
required by the TIF Act 
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-- At completion, the development is expected to have a taxable value of 
$47,642,430. The site is in Highland Park TIF #1. $4,196,038 is the frozen EAV in 
the TIF, resulting in annual property tax of $328,412 distributed to the taxing juris-
dictions. The increment is $43,446,392 which goes the TIF #1 Fund, resulting in 
an annual property tax revenue of $3,400,425 to the TIF Fund. The proposed 
development will bring 1,045 new residents into the community. 

0.1   Project Mix: 

A rental apartment elevator building complex containing: 400 rental apartment 
units having an average projected unit value of $200,000: and, a townhome pro-
gram of 129 units, all 3-bedroom, with a $499,000 market value;

0.2  Student Generation 

Upon project buildout 83.3 school age children are projected. (17.5 high school 
age; 16.8 junior high age; and 49.0 elementary age.) Of this number 90% or 75.0 
are expected to attend public schools. (15.8 high school age; 15.2 junior high age; 
and 44.1 elementary school age.) 

From follow-up surveys, Strategy Planning Associates finds that multipliers are 
significantly lower for housing similar in type and price as proposed here. Student 
yields of 1/3rd to 1/2 of the ISCS Table are expected.

From a fiscal perspective, it all gets worked out in execution. Being in a TIF dis-
trict, the individual school districts complete an actual head count of new students 
as they show up. The school district then bills the TIF Fund for the full cost. The 
school districts end the year whole, even though in the TIF district. 

0.3  City Impact

With recurring revenues estimated at $404,032 per year, and recurring non reim-
bursed expenses estimated at $962,344 per year, we are showing a deficit of 
$558,308 per year upon completion. 

The development will put $3.4 million into the TIF Fund per year. Numerous func-
tions and services to support the TIF by the City are eligible for TIF funding from 
the TIF Fund. This billing to the TIF Fund effectively becomes revenue to the Gen-
eral Fund. and nets out the fiscal deficit for the City and moves it into a positive 
fiscal position.

The proposed development will have a positive effect on the long term fiscal pos-
ture of the City and should not have any negative impact to the property tax burden 
of the current residents. As early as the first year, the development should provide 
a net improvement to the City’s tax base, helping to stabilize or even reduce the tax 
burden on existing residents.
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0.4  Impact to Deerfield Elementary School District 109

There are 28.4 school-age children from the development anticipated to be attend-
ing school in School District. Projected annual operating revenues of $459,589 are 
expected to exceed annual operating expenses of $466,500 for School District 109 
by $82,499. The school district remains whole largely because of the $459,615 TIF 
reimbursement.

0.5  Impact to North Shore Elementary School District 112

There are 15.7 school-age children from the development anticipated to be attend-
ing school in School District 112. Projected annual operating revenues of $309,827 
are expected to exceed annual operating expenses of $268,564 for School District 
112 by $41,263. The school district remains whole largely because of the $262,176 
TIF reimbursement.

0.6  Impact to Township High School District 113

There are 15.8 school-age children from the development anticipated to be attend-
ing school in School District 113. Projected annual operating revenues of $475,476 
are expected to exceed annual operating expenses of $385,835 for School District 
112 by $90,971. The school district remains whole largely because of the $272,176 
TIF reimbursement.

0.7  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 Highland Park. 

0.8  Construction Phase Impact

The development will expend $110.68 million. Of this amount 58% or $64.18 mil-
lion is spent on wages and salaries, either on site or off-site. While this effect is 
spread throughout the region, it opens opportunities for the City to capture and cir-
culate a portion of it. Of this, 76% or $25.0 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 benefit from this disposable income. 
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0.9  Operations Phase Impact

The development will bring in 529 new families. We conservatively estimate 
$90,000 average family income.The new families are projected to have annual 
expenditures of $37.8 million. As an example, Annually $2.91 million is projected 
in grocery purchases, and $2.57 million is projected in purchasing health care. 

The development being within the City of Highland Park has the potential of 
spreading it’s economic benefit throughout the community.

0.10  Assist to Briargate Business Park

This residential development is the mixed use element which will be a driving 
force behind the Briargate Business Park.

In sum, our model of fiscal impact finds the proposed development, upon 
completion, will cause a positive short and long term impact to the City of 
Highland Park and a positive impact to Community Unit School District 200, 
helping to stabilize or even reduce the tax burden on existing residents. The 
construction phase and the operations phase of the development will enhance 
and strengthen the local economy. The development will positively enhance 
and support the community.
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INTRODUCTION

1.0  INTRODUCTION

Strategy Planning Associates has been retained by Interforum Holdings, Inc. to 
evaluate the fiscal and economic impact to the City of Highland Park, Illinois and 
School Districts 109, 112, and 113. from the development of 400 apartments and 
129 Townhomes. See Table 2 and Figure 1. The proposed development will be 
located at 1700 Old Deerfield Road in Highland Park, Illinois: the prior Solo Cup 
site. See Figure 1 and 2.

The primary purpose of this study is to demonstrate the direct revenues and expen-
ditures that result from the new development to the City of Highland Park, includ-
ing job and wage creation from its construction and operational phases.

All future dollar figures are in present dollar values. We make no allowance for the 
effects of inflation, increased sales, the appreciation of assessed values, or the 
increased tax revenues due to those higher assessed values. These adjustments 
would call for speculation and therefore would be debatable and distort the real 
objective of the study. 

The study is not a budget-forecasting document or development plan. Simply, our 
findings are intended to help guide policy decisions. 

1.1  Occupancy Schedule    

The study anticipates absorption (total occupancy) of the development to be com-
pleted in 2023. See Table 2.

1.2   Estimated Taxable Value

Table 5 displays the estimated market and taxable value of the proposed develop-
ment. The total taxable value of the development after completion is estimated at 
$47,642,. The site is in Highland Park TIF #1. The frozen EAV is $4,196,038. See 
Table 1.

 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.
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FIGURE 2. Plan of Development
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INTRODUCTION

1.3  Property Tax, EAV in TIF 

'TIF is permitted under Chapter 65 of the Illinois Compiled Statutes, 65 ILCS 5/
11-74.4-1 et seq. (the “Act”). The Act authorizes municipalities to receive incre-
ments generated from increased property tax revenues in an area designated for 
TIF. The “increment” is the amount of growth in property taxes attributable to the 
increase in the value of the property in the TIF area after private redevelopment 
has taken place. The growth amount is set aside by the tax collector into a special 
municipal fund to pay redevelopment costs, including debt service. To identify the 
increment, at the adoption of TIF for an area, the assessment of each parcel in the 
area is frozen at its current amount. During the life of TIF in the designated area, 
the taxing districts will receive taxes attributable to the original, frozen assess-
ment. As improvements are made in the TIF area, and assessments rise, tax reve-
nue attributable to the increase in assessments goes to the municipality’s special 
fund to pay redevelopment costs as permitted by the Act. Once the improvements 
are completed and all project costs paid, or at a time specified in the original 
municipal ordinances establishing TIF for the area, the TIF area is dissolved and 
future incremental tax revenue is paid directly to the local taxing bodies.'

The subject site is within Highland Park TIF #1. When the TIF district was formed 
the EAV or taxable value was frozen and would continue to be distributed to the 
taxing jurisdictions.The amount frozen in the nine tax parcels making up the sub-
ject site is $4,196,038. 

As the site ages and develops, the EAV increases. This increased EAV, called the 
increment, diverts the new tax revenue to the set aside TIF fund. Monies in the TIF 
fund are spent, at the City’s discretion for projects allowed or required under the 
TIF Act. 

The TIF Fund acts like a propriety fund. Unlike the General Fund, but more like 
the Sewer and Water Fund. The TIF Fund has it’s own revenue source and expen-
ditures all within their tasking and is reported separately from the General Fund 
revenues. The break is not total. Several City functions supporting the TIF are 
funded by the general fund are charged against the TIF Fund which then becomes a 
revenue to the General Fund. This item is for information because it comes up lat-
ter in the study.

1.4  Extent of TIF #1

The subject site consists of nine tax parcels. See Table 1.
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TABLE 1. Lot and Assessed Value 

TAX ID EAV Taxable Value Market Value Building Value Property Tax Elem SD

16-27-302-005 $381,945 $1,145,835.00 $30,352.05 109

16-27-122-001 $189,176 $567,528.00 $14,945.90 109

16-27-302-008 $908,871 $2,726,613.00 $72,268.99 109

16-27-302-006 $68,514 $205,542.00 $5,416.66 109

16-27-302-007 $538,766 $1,616,298.00 $122,001 $42,765.69 109

16-27-302-009 $573,511 $1,720,533.00 $45,442.10 109

16-27-401-003 $716,677 $2,150,031.00 $55,228.65 112

16-27-401-002 $563,397 $1,609,191.00 $41,295.47 112

16-27-401-001 $255,181 $765,543.00 $19,663.08 112

Total $4,196,038 $12,507,114 $122,001 $327,379
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INTRODUCTION

1.5  Occupancy Schedule

We assume the first year or twelve-month period to be 2020. Residential occu-
pancy will start in late 2020 and be completed in 2023 See Table 2.

1.6   Population Generation

We base our population projections on the latest demographic multipliers in the 
1996 ISCS table. The bedroom mix is provided by the developer.

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 1,045 residents at 
full occupancy. See Table 3.

1.7  School Age Generation

We base our student projections on the latest demographic multipliers in the 1996 
ISCS table. 

1.7.1  Student Multipliers Using 1996 ISCS Table.

Upon project buildout 83.3 school age children are projected. (17.5 high school 
age; 16.8 junior high age; and 49.0 elementary age.) Of this number 90% or 75.0 
are expected to attend public schools. (15.8 high school age; 15.2 junior high age; 
and 44.1 elementary school age.) See Table 4.

From follow-up surveys, Strategy Planning Associates finds that multipliers are 
significantly lower for housing similar in type and price as proposed here. Student 
yields of 1/3rd to 1/2 of the ISCS Table are expected.

From a fiscal perspective, it all gets worked out in execution. Being in a TIF dis-
trict, the individual school districts complete an actual head count of new students 
as they show up. The school district then bills the TIF Fund for the full cost. The 
school districts end the year whole, even though in the TIF district. 

1.8   Estimated Total Market Value and Taxable Value 

The total residential market value of the development, after buildout, is estimated 
to be $144.37 million. The taxable value or Equalized Assessed Value (EAV) is 
$47.64 million. See Table 5. The taxable value was calculated by multiplying the 
assessors market value by 33%. Then applying the tax multiplier of 1.000. The 
Homestead exemption ($6,000) and Senior Exemption ($4,000) were appropriately 
applied to the townhomes only. See Table 5.
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TABLE 2. Development and Absorption Schedule

2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 TOTAL

$200,000 0 0 42 142 120 96 0 0 0 0 400

$200,000 0 42 184 304 400 400 400 400 400

Town Homes $499,000 0 0 39 30 30 30 0 0 0 0 129

Cumulative Town Homes $499,000 0 0 39 69 99 129 129 129 129 129

0 0 81 172 150 126 0 0 0 0 529

0 0 81 253 403 529 529 529 529 529 529

Apartments

Total Cumulative Units 

    Cumulative Apartments

Units Per Year

New Residential 
Constructed/Occupied 
Per Year

Project Year
Occupied Per Year Avg. Value/Unit* 
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TABLE 3. New Population Projection

Units by Type 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027
Apartments
      Studio 10.0% 0.0 0.0 4.2 14.2 12.0 9.6 0.0 0.0 0.0 0.0

      1 Bedroom 45.0% 0.0 0.0 18.9 63.9 54.0 43.2 0.0 0.0 0.0 0.0
      2 Bedroom 40.0% 0.0 0.0 16.8 56.8 48.0 38.4 0.0 0.0 0.0 0.0
      3 Bedroom 5.0% 0.0 0.0 2.1 7.1 6.0 4.8 0.0 0.0 0.0 0.0

Total Units per Year 0.0 0.0 42.0 142.0 120.0 96.0 0.0 0.0 0.0 0.0
Annual Comulative Unit Gain 0.0 0.0 42.0 184.0 304.0 400.0 400.0 400.0 400.0 400.0
Town Homes
      3 Bedroom 100.00% 0.0 0.0 39 30 30 30 0 0 0 0

Total Units per Year 0.0 0.0 39.0 30.0 30.0 30.0 0.0 0.0 0.0 0.0

Annual Comulative Unit Gain 0 0 39.0 69.0 99.0 129.0 129.0 129.0 129.0 129.0

Population People/ Unit*

Apartments
      Studio 1.294 0.0 0.0 5.4 18.4 15.5 12.4 0.0 0.0 0.0 0.0
     1 Bedroom 1.758 0.0 0.0 33.2 112.3 94.9 75.9 0.0 0.0 0.0 0.0

     2 Bedroom 1.914 0.0 0.0 32.2 108.7 91.9 73.5 0.0 0.0 0.0 0.0
     3 Bedroom 3.093 0.0 0.0 6.5 22.0 18.6 14.8 0.0 0.0 0.0 0.0
Total Population Added per Year 0.0 0.0 77.3 261.4 220.9 176.7 0.0 0.0 0.0 0.0

Annual Comulative Population Gain 0.0 0.0 77.3 338.7 559.6 736.3 736.3 736.3 736.3 736.3
Town Homes
      3 Bedroom 2.392 0.0 0.0 93.3 71.8 71.8 71.8 0.0 0.0 0.0 0.0

Total Population Added per Year 0.0 0.0 93.3 71.8 71.8 71.8 0.0 0.0 0.0 0.0

Annual Comulative Population Gain 0.0 0.0 93.3 165.0 236.8 308.6 308.6 308.6 308.6 308.6

Total New Population

Total Population Added per Year 0.0 0.0 170.6 333.1 292.7 248.5 0.0 0.0 0.0 0.0

Total Commulative Population Gain 0.0 0.0 170.6 503.7 796.40 1,044.87 1,044.87 1,044.87 1,044.87 1,044.87



S
trateg

y
 P

lan
n

in
g

 A
sso

c
iate

s
          9

TABLE 4. Student Population Using Multipliers from Subdivision Ordinance

2 0 1 8 2 0 1 9 2 0 2 0 2 0 2 1 2 0 2 2 2 0 2 3 2 0 2 4 2 0 2 5 2 0 2 6 2 0 2 7
H ig h  S c h o o l P o p u la tio n  (9 -1 2 )
A p a rtm en t s
          S tu d io 0 .0 0 0 0 .0 0 . 0 0 .0 0 .0 0 . 0 0 .0 0 .0 0 .0 0 .0 0 . 0
         1  B e d r o o m 0 .0 0 1 0 .0 0 . 0 0 .0 0 .1 0 . 1 0 .0 0 .0 0 .0 0 .0 0 . 0
         2  B e d r o o m 0 .0 4 6 0 .0 0 . 0 0 .8 2 .6 2 . 2 1 .8 0 .0 0 .0 0 .0 0 . 0

   3  B e d ro o m 0 .1 1 8 0 .0 0 . 0 0 .2 0 .8 0 . 7 0 .6 0 .0 0 .0 0 .0 0 . 0
T o t a l  K i ds  b y  Y ea r 0 .0 0 . 0 1 .0 3 .5 3 . 0 2 .4 0 .0 0 .0 0 .0 0 . 0

T o w n  H o m es
   3  B e d ro o m 0 .1 0 .0 0 .0 2 .3 1 .8 1 .8 1 .8 0 .0 0 .0 0 .0 0 .0

T o ta l  H ig h  S ch oo l b y  Y e a r 0 .0 0 0 .0 0 3 .3 4 5 .2 8 4 .7 4 4 .1 5 0 .0 0 0 .0 0 0 .0 0 0 .0 0

C u m u la tiv e  H i g h  S c h o o l     0 .0 0 .0 3 .3 8 .6 1 3 .4 1 7 .5 1 7 .5 1 7 .5 1 7 .5 1 7 .5

9 0 %  t o  P u b lic  S c h oo ls 0 .0 0 .0 3 .0 7 .8 1 2 .0 1 5 .8 1 5 .8 1 5 .8 1 5 .8 1 5 .8

J r  H i g h  S c h o o l P o p u la t io n  (6 -8 )

A p a r tm en ts
          S tu d io 0 .0 0 0 0 0 .0 0 . 0 0 .0 0 .0 0 . 0 0 .0 0 .0 0 .0 0 .0 0 . 0

1  B e dr o o m 0 .0 0 1 0 .0 0 . 0 0 .0 0 .1 0 . 1 0 .0 0 .0 0 .0 0 .0 0 . 0
2  B e dr o o m 0 .0 4 2 0 .0 0 . 0 0 .7 2 .4 2 . 0 1 .6 0 .0 0 .0 0 .0 0 . 0
   3  B e d ro o m 0 .1 2 3 0 .0 0 . 0 0 .3 0 .9 0 . 7 0 .6 0 .0 0 .0 0 .0 0 . 0
T o t a l  K i ds  b y  Y ea r 0 .0 0 . 0 1 .0 3 .3 2 . 8 2 .2 0 .0 0 .0 0 .0 0 . 0

T o w n  H o m es
    3  b ed ro o m 0 .0 5 8 0 .0 0 . 0 2 .3 1 .7 1 . 7 1 .7 0 .0 0 .0 0 .0 0 . 0
T o t a l  J r  H ig h  S ch oo l b y  Y e a r 0 .0 0 .0 3 .2 5 .1 4 .5 4 .0 0 .0 0 .0 0 .0 0 .0

C u m u l a t iv e  J r  H i g h  S c h o o l     0 .0 0 .0 3 .2 8 .3 1 2 .9 1 6 .8 1 6 .8 1 6 .8 1 6 .8 1 6 .8

9 0 %  t o  P u b lic  S c h oo ls 0 .0 0 .0 2 .9 7 .5 1 1 .6 1 5 .2 1 5 .2 1 5 .2 1 5 .2

E l em e n ta r y  P o p u la t io n  ( K - 5 )
A p a r tm en ts
          S tu d io 0 .0 00 0 0 .0 0 . 0 0 .0 0 .0 0 . 0 0 .0 0 .0 0 .0 0 .0 0 . 0
             1  B e d ro o m 0 .0 0 2 0 .0 0 . 0 0 .0 0 .1 0 . 1 0 .1 0 .0 0 .0 0 .0 0 . 0
             2  B e d ro o m 0 .0 8 6 0 .0 0 . 0 1 .4 4 .9 4 . 1 3 .3 0 .0 0 .0 0 .0 0 . 0
             3  B e d ro o m 0 .2 3 4 0 .0 0 . 0 0 .5 1 .7 1 . 4 1 .1 0 .0 0 .0 0 .0 0 . 0

T o t a l  K i ds  b y  Y ea r 0 .2 3 4 0 .0 0 . 0 2 .0 6 .7 5 . 6 4 .5 0 .0 0 .0 0 .0 0 . 0
T o w n  H o m es
            3  B ed ro o m 0 .2 3 4 0 . 0 9 .1 7 .0 7 . 0 7 .0 0 .0 0 .0 0 .0 0 . 0

T o ta l E le m e n t a r y  S c h o o l b y Y ea r 0 .0 0 .0 1 1 .1 1 3 .7 1 2 .7 1 1 .5 0 .0 0 .0 0 .0 0 .0

C u m u l a ti ve  E l em e n ta r y S ch o o l 0 .0 0 .0 1 1 .1 2 4 .8 3 7 .5 4 9 .0 4 9 .0 4 9 .0 4 9 .0 4 9 .0

9 0 %  t o  P u b lic  S c h oo ls 0 .0 0 .0 1 0 .0 2 2 .3 3 3 .7 4 4 .1 4 4 .1 4 4 .1 4 4 .1 4 4 .1

P r o je c te d  K i d s  to  S D  1 0 9 6 4 .5% 0 .0 0 .0 6 .4 1 4 .4 2 1 .7 2 8 .4 2 8 .4 2 8 .4 2 8 .4 2 8 .4

P r o je c te d  K i d s  to  S D  1 1 2 3 5 .5% 0 .0 0 .0 3 .5 7 .9 1 2 .0 1 5 .7 1 5 .7 1 5 .7 1 5 .7 1 5 .7

T o ta l S c h o o l A g e b y  Y e a r 0 .0 0 .0 1 7 .7 2 4 .0 2 1 .9 1 9 .7 0 .0 0 .0 0 .0 0 .0
C u m u la t iv e S c h o o l  A ge  C h i ld r e n 0 .0 0 .0 1 7 .7 4 1 .7 6 3 .7 8 3 .3 8 3 .3 8 3 .3 8 3 .3 8 3 .3

C h il d r e n  t o  P u b lic  S c h o o ls  9 0 % 0 .0 0 .0 1 5 .9 3 7 .6 5 7 .3 7 5 .0 7 5 .0 7 5 .0 7 5 .0 7 5 .0

Y ea r R es i d e n t s  T ak e O cc u p an cyS tu de n ts /  
U n itS ch o o l  A g e
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TABLE 5. Estimated Market and Taxable Value

2018 2019 2020 2021 2022 2023 2024 2025 2026 2027

2019 2020 2021 2022 2023 2024 2025 2026 2027 2028

Residential Value

Apartments $0 $0 $8,400,000 $36,800,000 $60,800,000 $80,000,000 $80,000,000 $80,000,000 $80,000,000 $80,000,000

Town Homes $0 $0 $19,461,000 $34,431,000 $49,401,000 $64,371,000 $64,371,000 $64,371,000 $64,371,000 $64,371,000

Vacant: Value per acre $12,507,114 $12,385,113 $6,192,557 $0 $0 $0 $0 $0 $0 $0

Total Residential Market Value $12,507,114 $12,507,114 $27,861,000 $71,231,000 $110,201,000 $144,371,000 $144,371,000 $144,371,000 $144,371,000 $144,371,000

Residential EAV $4,196,038 $4,127,348 $9,194,130 $23,506,230 $36,366,330 $47,642,430 $47,642,430 $47,642,430 $47,642,430 $47,642,430

Total EAV $4,196,038 $4,196,038 $9,194,130 $23,506,230 $36,366,330 $47,642,430 $47,642,430 $47,642,430 $47,642,430 $47,642,430

State Multiplier $4,196,038 $4,196,038 $9,194,130 $23,506,230 $36,366,330 $47,642,430 $47,642,430 $47,642,430 $47,642,430 $47,642,430

Homestead Exemption ($6000/Unit 
70%) TH only

$0 $0 $0 ($234,000) ($414,000) ($594,000) ($774,000) ($774,000) ($774,000) ($774,000)

Senior Exemption ($4,000/Unit, 35%) 
TH only

$0 $0 ($156,000) ($276,000) ($396,000) ($516,000) ($516,000) ($516,000) ($516,000) ($516,000)

TotalTaxable Value $4,196,038 $4,196,038 $9,194,130 $23,506,230 $36,366,330 $47,642,430 $47,642,430 $47,642,430 $47,642,430 $47,642,430

Year Residents Move In

Year Taxes Payable

 2018-19 Existing Assessed Value from 2017 tax bills
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TABLE 6. Taxable Value Distributed to Taxing Jurisdictions and TIF Fund

2018 2019 2020 2021 2022 2023 2024 2025 2026 2027

2019 2020 2021 2022 2023 2024 2025 2026 2027 2028

Total Taxable Value $4,196,038 $4,196,038 $9,194,130 $23,506,230 $36,366,330 $47,642,430 $47,642,430 $47,642,430 $47,642,430 $47,642,430

TIF Frozen Value $4,196,038 $4,196,038 $4,196,038 $4,196,038 $4,196,038 $4,196,038 $4,196,038 $4,196,038 $4,196,038 $4,196,038

Target TIF Fund $0 $0 $4,998,092 $19,310,192 $32,170,292 $43,446,392 $43,446,392 $43,446,392 $43,446,392 $43,446,392

Year Residents Move In
Year Taxes Payable
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2.0  REVENUE IMPACT TO THE CITY OF HIGHLAND PARK.

The revenues estimated in this study reflect recurring annual revenues related to 
the new development. We project the fiscal impact on the City government as a 
whole, and not to specific departments. 

We are not including revenues from building permits or other non-recurring fees in 
our revenue projections. We assume in this study that building permit fees, inspec-
tion fees, and any one-time plat review fees are structured to meet costs of inspec-
tion services and planning staff services. Similarly, in this study we exclude 
revenues related to proprietary operations (for example, those related to water and 
sewer services). We assume any applicable up-front charges such as tap-on fees 
and user consumption fees are structured to meet costs of these services.

2.1  New Revenue Estimates 

Tables 7, 8, and 9 summarize the new revenues to the City and aligned districts 
from the proposed development.

2.2  Property Tax Revenue

We estimate annual real property tax revenue to the City at $21,933 per year after 
the development is completed. This includes the City tax rate of 0.2623360, and 
the pension tax rate 0.260338 and all both for $100 in assessed value. The tax is 
distributed based on the frozen EAV The development is expected to have a tax-
able value of $4.2 million. Applying the 2017 tax rate total annual property tax 
revenues of $21,933 attributed to the new development for the 23 year life of the 
TIF #1 unless terminated by the City or paid off. See Table7.

Because property taxes are collected in arrears, the first year property tax amount 
is not collected until the second year and so on.

2.2.1  Sales Tax Revenue, Residential (Retail Occupancy Tax)

We estimate approximately $99,505 in new sales tax revenue will be generated 
annually from new residential spending. We base this estimate on the following 
assumptions: The new households will have household incomes averaging 
$90,000. See Table 8

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

1. Approximately 40% of convenience goods and 20% comparison goods purchases are 
made within the municipality:

            --convenience goods implies groceries, personal care services, etc.
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REVENUE IMPACT TO THE City of Highland PARK.

-- 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.) Highland Park also has a 1.25% 
non home rules sales tax on partial sales which is applied to 60% of retail sales. In addition 
Highland Park has a 1.5% Food and Beverage Tax which results in revenues to the City at 
the level of 30% of the Municipal tax. The study uses this ratio for revenues.

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. See Table 7

The City of Highland Park receives a 1% tax on total sales and an additional local 
Home Rule Sales Tax of 1% tax on partial sales. As Home Rule Sales Tax is not 
applicable to all sales, we estimated 60% of sales would be eligible for this addi-
tional sales tax revenue. The City has also levied a 1.75% Food and beverage tax. 

While the development will produce direct sales tax revenues for the City, we can 
expect that there will be spending by the employees during construction phase and 
employees during the operational phase to local businesses in Highland Park. This 
is further explored later in the study.

2.3  Utility Tax Revenue

The City of Highland Park levies a 5% utility tax On average each 1% of utility tax 
results in $21 annually. Therefore the 5% tax results in $105 annual tax or $55,545 
for the 529 units.

2.4  Telecom Tax Revenue

The City of Highland Park levies a 6% usage tax on Telecom Fees. Estimates of 
usage gained from similarfacilities.Based on these estimates the. is expected to 
receive $60 annually in Telecom utility usage and fees. or $31,740 at full occu-
pancy.

2.5  Total Revenues

Table 9 shows the total annual projected revenues to the City of Highland Park. 
Total annual revenues projected to the City of Highland Park are $404,033. 

Table 9 also shows that the City is projected to receive $3.4 million annually at 
buildout to the TIF #1 Fund. The TIF Fund is part of the City and the property tax 
going to the TIF Fund is revenue to the City.
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TABLE 7. Real Property Tax (Frozen)

2018 2019 2020 2021 2022 2023 2024 2025 2026 2027

2019 2020 2021 2022 2023 2024 2025 2026 2027 2028

Total Taxable Value $4,196,038 $4,196,038 $4,196,038 $4,196,038 $4,196,038 $4,196,038 $4,196,038 $4,196,038 $4,196,038 $4,196,038

County of Lake 0.513911 $21,564 $21,564 $21,564 $871 $21,564 $21,564 $21,564 $21,564 $21,564 $21,564

County of Lake Pension 0.107840 $4,525 $4,525 $4,525 $4,525 $4,525 $4,525 $4,525 $4,525 $4,525 $4,525

City of Highland Park 0.262360 $11,009 $11,009 $11,009 $11,009 $11,009 $11,009 $11,009 $11,009 $11,009 $11,009

City of Highland Park Library 0.203187 $8,526 $8,526 $8,526 $8,526 $8,526 $8,526 $8,526 $8,526 $8,526 $8,526

City of Highland Park Pension 0.260338 $10,924 $10,924 $10,924 $10,924 $10,924 $10,924 $10,924 $10,924 $10,924 $10,924

Park District of Highland Park 0.521056 $21,864 $21,864 $21,864 $21,864 $21,864 $21,864 $21,864 $21,864 $21,864 $21,864

South Lake Mosquito Abatement 0.011080 $465 $465 $465 $465 $465 $465 $465 $465 $465 $465

North Shore School District #112* 2.826141 $42,098 $42,098 $42,098 $42,098 $42,098 $42,098 $42,098 $42,098 $42,098 $42,098

Deerfield District #109 * 3.049246 $82,526 $127,948 $127,948 $127,948 $127,948 $127,948 $127,948 $127,948 $127,948 $127,948

College of Lake County #532 0.280640 $11,776 $11,776 $109 $11,776 $11,776 $11,776 $11,776 $11,776 $11,776 $11,776

Highland Park HS District #113 2.103153 $88,249 $88,249 $88,249 $88,249 $88,249 $88,249 $88,249 $88,249 $88,249 $88,249

Highland Park HS District #113 
Pension

0.060570 $2,542 $2,542 $2,542 $2,542 $2,542 $2,542 $2,542 $2,542 $2,542 $2,542

North Shore Water Reclantion District 0.152663 $6,406 $6,406 $6,406 $6,406 $6,406 $6,406 $6,406 $6,406 $6,406 $6,406

Highland Park SSA #18 0.138509 $5,812 $5,812 $5,812 $5,812 $5,812 $5,812 $5,812 $5,812 $5,812 $5,812

Forest Preserve 0.178277 $7,481 $7,481 $7,481 $7,481 $7,481 $7,481 $7,481 $7,481 $7,481 $7,481

Forest Preserve Pension 0.009026 $379 $379 $379 $379 $379 $379 $379 $379 $379 $379

Township of Moraine East Skokie 
Drainage

0.054061 $2,268 $2,268 $2,268 $2,268 $2,268 $2,268 $2,268 $2,268 $2,268 $2,268

In Deerfield SD 109 Total Tax 7.905917 $213,969 $213,969 $213,969 $213,969 $213,969 $213,969 $213,969 $213,969 $213,969 $213,969

In North Shore SD 112 Total Tax 7.682812 $114,443 $114,443 $114,443 $114,443 $114,443 $114,443 $114,443 $114,443 $114,443 $114,443

Total Property Tax Revenue $328,412 $328,412 $328,412 $328,412 $328,412 $328,412 $328,412 $328,412 $328,412 $328,412
* There are 2 elementary Districts on the 
site

Tax Rate Per 
$100 Taxable 
Value (2017) 

*

Property Tax**
Assessment Year and Year Payable
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TABLE 8.Local Sales Tax from New Residents

2018 2019 2020 2021 2022 2023 2024 2025 2026 2027

Household Income  $90,000 $0 $0 $7,290,000 $22,770,000 $36,270,000 $47,610,000 $47,610,000 $47,610,000 $47,610,000 $47,610,000

Convenience Goods 
Spending

20% $0 $0 $1,458,000 $4,554,000 $7,254,000 $9,522,000 $9,522,000 $9,522,000 $9,522,000 $9,522,000

Comparison Goods 
Spending

10% $0 $0 $729,000 $2,277,000 $3,627,000 $4,761,000 $4,761,000 $4,761,000 $4,761,000 $4,761,000

Convenience Spending 
Locally

40% $0 $0 $583,200 $1,821,600 $2,901,600 $3,808,800 $3,808,800 $3,808,800 $3,808,800 $3,808,800

Comparison Spending 
Locally

30% $0 $0 $218,700 $683,100 $1,088,100 $1,428,300 $1,428,300 $1,428,300 $1,428,300 $1,428,300

Taxable Share, 
Convenience

100% $0 $0 $583,200 $1,821,600 $2,901,600 $3,808,800 $3,808,800 $3,808,800 $3,808,800 $3,808,800

Taxable Share, 
Comparison

100% $0 $0 $218,700 $683,100 $1,088,100 $1,428,300 $1,428,300 $1,428,300 $1,428,300 $1,428,300

Local Taxable Spending $0 $0 $801,900 $2,504,700 $3,989,700 $5,237,100 $5,237,100 $5,237,100 $5,237,100 $5,237,100

Municipal Tax 1% 0 $0 $8,019 $25,047 $39,897 $52,371 $52,371 $52,371 $52,371 $52,371

Home Rule sales Tax ** 1.00% 0 $0 $4,811 $15,028 $23,938 $31,423 $31,423 $31,423 $31,423 $31,423

Food and Beverage Tax*** 1.75% #REF! $0 $2,406 $7,514 $11,969 $15,711 $15,711 $15,711 $15,711 $15,711

Sales Tax Revenue from 
New Resident Spending

$0 $0 $15,236 $47,589 $75,804 $99,505 $99,505 $99,505 $99,505 $99,505

** Home Rule sales Tax applied to 60% of sales.

Spending from New 
Residential Population

Average

*** Food and Leverage Tax is collected at 30% level of the Municipal Tax

Total by Year
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TABLE 9.           Revenues to the City of Highland Park

2018 2019 2020 2021 2022 2023 2024 2025 2026 2027

Property Tax $21,933 $21,933 $21,933 $21,933 $21,933 $21,933 $21,933 $21,933 $21,933 $21,933

State Local Use Tax* $0 $0 $0 $0 $0 $0 $0 $24,558 $24,558 $24,558

State Income Tax* $0 $0 $0 $0 $0 $0 $0 $106,590 $106,590 $106,590

Motor Fuel Tax* $0 $0 $0 $0 $0 $0 $0 $27,066 $27,066 $27,066

Sales Tax $0 $0 $15,236 $47,589 $75,804 $99,505 $99,505 $99,505 $99,505 $99,505

Phone Tax $0 $0 $2,430 $15,180 $24,180 $31,740 $31,740 $31,740 $31,740 $31,740

Utilities $0 $0 $4,000 $26,565 $42,315 $55,545 $55,545 $55,545 $55,545 $55,545

Vehicle Stickers $0 $0 $5,680 $17,742 $28,260 $37,096 $37,096 $37,096 $37,096 $37,096

Totals $21,933 $21,933 $49,279 $129,009 $192,492 $245,819 $245,819 $404,033 $404,033 $404,033

*Funds available after 2020 Census. Special Census required to receive earlier. Assume Special Census in 2024.

Highland Park TIF #1 Fund $299,488 $299,488 $666,222 $1,677,734 $2,595,610 $3,400,431 $3,400,431 $3,400,431 $3,400,431 $3,400,431

Revenue Source
Year Residents Take Occupancy
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3.0  Expense Calculation - City of Highland Park

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 staffing 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 City's operating expenditures, as reported in its budget, are divided by its 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 
City'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.

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. 

3.1  Expenses Attributable to Residential Development

Current Staff Ratio Per 1,000 Residents 

The City of Highland Park has 248 FTE (full-time equivalent) employees funded 
out of the general fund. With an estimated 2017 population of 29,780 people, the 
number of FTE’s equate to a staffing ratio of about  8.32 employees per 1,000 res-
ident population.

We recognize that the marginal increase in municipal employees will be less then 
the ratio of current employees 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 7 department heads from results in a marginal staffing ratio of 
7.31 employees per 1,000 residents.

Based on our marginal staffing ratio per 1,000 residents, and 1,045 new residents 
in the development, we estimate a need for approximately 7.64 new staff (cost 
equivalent) by buildout. These new staff are brought on incrementally and spread 
throughout the staff. as full occupancy is reached.
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Operating Expenses Per Employee 

The City has budgeted approximately $140,000 per employee in operating expen-
ditures for FY 2019. Calculations for the adjusted operating expenses amount are 
outlined in Table 10.

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 year 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 of 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 $157,121 in new expenses to the City of Highland Park However, we 
only attribute one-half this amount in new expenses to the development in that 
year. One-half of the cost increase is allocated to the next fiscal year. The total cost 
of the residential development after it is complete is estimated to be $1,045,540 
See Table 10. 
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TABLE 10. Estimated New Expenses From Residential Land Uses

2018 2019 2020 2021 2022 2023 2024 2025 2026

# of Full-Time 
Equivalent Employees*

248
Total Number of  
New Residents

0 0 171 504 796 1,045 1,045 1,045 1,045

Average per 1,000 
Population

8.32
Increase to City 
Personnel 
(Cumulative)

0.00 0.00 1.25 3.68 5.82 7.64 7.64 7.64 7.64

Operating Expense Per 
Employee

$140,000

% Attributable to 
Existing Res. Owners 
Based on Assessed 
Valuation

90.00%

Operating Expense Per 
Employee Attributable 
to Existing Residential 
Owners

$126,000 
Total Operating 
and Capital 
Expense

$0 $0 $157,121 $463,903 $733,477 $962,344 $962,344 $962,344 $962,344

'Marginal Additional 
Personnel Requirement 
Per 1,000 Additional 
Population **

7.31

Adjusted Annual 
Costs (1/2 of the 
increase in  cost 
between each year 
is delayed)

$0 $0 $78,561 $310,512 $598,690 $847,911 $962,344 $962,344 $962,344

$733,477 $962,344

* Less workers devoted to Sewer & Water functions. 

New Operating 
Expenses

$0 $0 $157,121 $463,903 $962,344

Year Residents Take Occupancy
Assumptions

$962,344 $962,344

New Impacts
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3.2  Net Fiscal Impact to the City of Highland Park’s budget through the year 2027.    

Table 11 and Figure 4 show the net fiscal impact to the City of Highland Park’s 
budget through 2027.

With recurring revenues estimated at $404,033 per year, and recurring non reim-
bursed expenses estimated at $962,344 per year, we are showing a deficit of 
$558,311 per year upon completion. 

The development will put $3.4 million into the TIF Fund per year. Numerous func-
tions and services to support the TIF by the City are eligible for TIF funding from 
the TIF Fund. This billing to the TIF Fund effectively becomes revenue to the Gen-
eral Fund. and nets out the fiscal deficit for the City and moves it into a positive 
fiscal position.

The proposed development will have a positive effect on the long term fiscal pos-
ture of the City and should not have any negative impact to the property tax burden 
of the current residents. As early as the first year, the development should provide 
a net improvement to the City’s tax base, helping to stabilize or even reduce the tax 
burden on existing residents
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TABLE 11. Net Fiscal Impact to City of Highland Park

2018 2019 2020 2021 2022 2023 2024 2025 2026 2027

Total Number of  New Residents 0 0 171 504 796 1,045 1,045 1,045 1,045 1,045

Annual Residential Operating 
Costs

$0 $0 $78,561 $310,512 $598,690 $847,911 $962,344 $962,344 $962,344 $962,344

Total Costs $0 $0 $78,561 $310,512 $598,690 $847,911 $962,344 $962,344 $962,344 $962,344

Annual Revenues $21,933 $21,933 $40,279 $129,009 $192,402 $245,819 $245,819 $404,033 $404,033 $404,033

Net Fiscal Impact $21,933 $21,933 ($38,282) ($181,503) ($406,288) ($602,092) ($716,525) ($558,311) ($558,311) ($558,311)

Highland Park TIF #1 Fund $299,488 $299,488 $666,222 $1,677,734 $2,595,610 $3,400,431 $3,400,431 $3,400,431 $3,400,431 $3,400,431

Year Residents Take Occupancy
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4.0  FISCAL IMPACT TO DEERFIELD ELEMENTARY SCHOOL 
DISTRICT 109

This study estimates new revenues Deerfield Elementary School District 109 pro-
vided by the Illinois State Board of Education. 

4.1  Projected Student Population

The development, as proposed, will result in 28.4 students to the District. 64.5% of 
the Solo site is in SD 109 and the study estimates SD 109 will receive 64.5% of the 
total elementary students.

4.2  New Revenue Estimates

Table 12 summarizes the new revenues to the School District from the proposed 
redevelopment.

4.2.1  Property Tax Revenue

The 2017 property tax rate is 3.049 per $100 assessed valuation. The site is within 
Highland Park TIF #1.With a frozen taxable value of $2,706,445 after completion, 
we are estimating that the development will ultimately generate $82,526 in annual 
property tax revenue for School District 109. 

4.2.2  General State Aid 

In FY19, School District 109 is expected to receive $242.12 per student in unre-
stricted General State Aid. according to the Illinois State Board of Education.

With 28.4 new students after the development is built out in 2023, we estimate an 
additional $6,885 per year will ultimately be generated to the School District from 
General 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 received until 
the second year. 

4.2.3  TIF Reimbursement

As outlined in the TIF Act, reimbursement to school districts for increased housing 
units directly attributable to the TIF is permitted as an eligible TIF expense, as 
highlighted below:

“… elementary, secondary, or unit school district's increased costs attributable to 
assisted housing units located within the redevelopment project area for which the 
developer or redeveloper receives financial assistance through an agreement with 
the municipality or because the municipality incurs the cost of necessary infra-
structure improvements within the boundaries of the assisted housing sites neces-
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sary for the completion of that housing as authorized by this Act, and which costs 
shall be paid by the municipality from the Special Tax Allocation Fund when the 
tax increment revenue is received as a result of the assisted housing units …”

The affected school districts must make a claim for TIF reimbursement annually. 
The application requires a census students actually attending from the TIF district.

4.2.4  TIF Reimbursement Formula

The general formula for school district reimbursement translates to roughly the fol-
lowing:

Estimated Payment = (Student Increase X Per Capita Tuition Cost) – Increase in General 
State Aid

The per capita tuition charge is the amount of the operating cost less those items with sep-
arate funding then the property tax and items that are self funded. The tuition charge is cal-
culated in the latest School District Annual Financial Report (AFR) and then published by 
the Illinois State Board of Education (ISBE).The published 2017 SD 109 per capita tuition 
charge is $16,405.06. The General State Aid is projected at $242.12. Subsequently the 
reimbursement per student is estimated at $16,162.94
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TABLE 12. Estimated Revenues, District 109

2018 2019 2020 2021 2022 2023 2024 2025 2026 2027

Total Taxable Value  $2,706,445 $2,706,445 $2,706,445 $2,706,445 $2,706,445 $2,706,445 $2,706,445 $2,706,445 $2,706,445 $2,706,445

Number of Students 0.0 0.0 6.4 14.4 21.7 28.4 28.4 28.4 28.4 28.4

Property Tax Revenue* 3.049246 $82,526 $82,526 $82,526 $82,526 $82,526 $82,526 $82,526 $82,526 $82,526 $82,526

State Aid $242.12 $0 $0 $0 $1,560 $3,485 $5,264 $6,885 $6,885 $6,885 $6,885

TIF Reinbursement $16,162.94 $0 $0 $104,147 $232,632 $351,415 $459,615 $459,615 $459,615 $459,615 $459,615

Total Revenues $82,526 $82,526 $186,673 $316,718 $437,426 $547,406 $549,027 $549,027 $549,027 $549,027

Year Residents Take Occupancy
Revenue

2017 Tax Rate 

Per $100/    
Interest Rate

* Property tax based in TIF frozen EAV.
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4.3  Expense Calculation

4.3.1  Annual Operating Costs

For 2017 School District 109 reported per capita tuition charge operating expendi-
tures of $16,405 per pupil. 28.4 new students, after full residential occupancy in 
2023, are projected to attend school in School District 109. Using the per pupil 
operating expenditure of $16,405 per pupil, we estimate new educational operating 
expenses of $466,500 per year after all of the units are occupied. See Table 13.

4.3.2  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 
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 year, relating to the new population in 
each year, will actually be deferred to a future budget year. 
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TABLE 13. Estimated New Expenses for School District 109

2018 2019 2020 2021 2022 2023 2024 2025 2026 2027

0 0.0 6.4 14.4 21.7 28.4 28.4 28.4 28.4 28.4

Per student 
operating cost*

$16,405 $0 $0 $105,707 $236,117 $356,680 $466,500 $466,500 $466,500 $466,500 $466,500

$0 $0 $52,853 $170,912 $296,398 $411,590 $466,500 $466,500 $466,500 $466,500

* Per Capita Tuition Charge

Year Residents Take Occupancy

 New Impacts
Assumptions

New Operating 
Expenses

Total Number of New 
Students
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4.4  Long-Term Impact to Operating Budget

Table 14 indicates that projected annual operating revenues are expected to exceed 
annual operating expenses for School District 109 by $8,488 in the years following 
the completion of the development. See Table 14. 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 5% other rev-
enues coming from other sources. Impact fees are also not included as they are not 
recurring revenues. Making the adjustment for revenues from other uses and 
impact fees would make the fiscal impact more positive.

4.5  Summary

There are 28.4 school-age children from the development anticipated to be attend-
ing school in School District. Projected annual operating revenues of $459,589 are 
expected to exceed annual operating expenses of $466,500 for School District 109 
by $82,499. The school district remains whole largely because of the $323,179 TIF 
reimbursement.

The school district remains whole largely because of the $459,615 TIF reimburse-
ment.
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TABLE 14. Net Fiscal Impact

2018 2019 2020 2021 2022 2023 2024 2025 2026 2027

Property Tax Revenue* $82,526 $82,526 $82,526 $82,526 $82,526 $82,526 $82,526 $82,526 $82,526 $82,526

State Aid $0 $0 $0 $1,560 $3,485 $5,264 $6,885 $6,885 $6,885 $6,885

TIF Reimbursement $0 $0 $104,141 $232,618 $351,395 $459,589 $459,589 $459,589 $459,589 $459,589

Operating Revenues $82,526 $82,526 $186,667 $316,705 $437,406 $547,379 $549,000 $549,000 $549,000 $549,000

Operating Expenses $0 $0 $52,853 $170,912 $296,398 $411,590 $466,500 $466,500 $466,500 $466,500

Operating Surplus (Loss) $82,526 $82,526 $133,813 $145,793 $141,008 $135,789 $82,499 $82,499 $82,499 $82,499

Year Residents Take Occupancy
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5.0  FISCAL IMPACT TO ELEMENTARY SCHOOL DISTRICT 112

This study estimates new revenues for North Shore School District 112 provided 
by the Illinois State Board of Education. 

5.1  Projected Student Population

The development, as proposed, will result in 15.7 students to the District. 35.5% of 
the Solo site is in SD 112 and the study estimates SD 112 will receive 35.5% of the 
total elementary students.

5.2  New Revenue Estimates

Table 15 summarizes the new revenues to the School District from the proposed 
redevelopment.

5.2.1  Property Tax Revenue

The 2017 property tax rate is 2.826141 per $100 assessed valuation. The site is 
within Highland Park TIF #1.With a frozen taxable value of $1,489,593 after com-
pletion, we are estimating that the development will ultimately generate $42,098 in 
annual property tax revenue for School District 112. 

5.2.2  General State Aid 

In FY19, School District 112 is expected to receive $354.80 per student in unre-
stricted General State Aid. according to the Illinois State Board of Education.

With 15.7 new students after the development is built out in 2023, we estimate an 
additional $5,553 per year will ultimately be generated to the School District from 
General 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 received until the 
second year. 

5.2.3  TIF Reimbursement

As outlined in the TIF Act, reimbursement to school districts for increased housing 
units directly attributable to the TIF is permitted as an eligible TIF expense, as 
highlighted below:

“… elementary, secondary, or unit school district's increased costs attributable to 
assisted housing units located within the redevelopment project area for which the 
developer or redeveloper receives financial assistance through an agreement with 
the municipality or because the municipality incurs the cost of necessary infra-
structure improvements within the boundaries of the assisted housing sites neces-
sary for the completion of that housing as authorized by this Act, and which costs 
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shall be paid by the municipality from the Special Tax Allocation Fund when the 
tax increment revenue is received as a result of the assisted housing units …”

The affected school districts must make a claim for TIF reimbursement annually. 
The application requires a census students actually attending from the TIF district.

5.2.4  TIF Reimbursement Formula

The general formula for school district reimbursement translates to roughly the fol-
lowing:

Estimated Payment = (Student Increase X Per Capita Tuition Cost) – Increase in General 
State Aid

The per capita tuition charge is the amount of the operating cost less those items with sep-
arate funding then the property tax and items that are self funded. The tuition charge is cal-
culated in the latest School District Annual Financial Report (AFR) and then published by 
the Illinois State Board of Education (ISBE).The published 2017 SD 112 per capita tuition 
charge is $17,106.16. The General State Aid is projected at $354.80. Subsequently the 
reimbursement per student is estimated at $16,751.36
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TABLE 15. Estimated Revenues, District 112

2018 2019 2020 2021 2022 2023 2024 2025 2026 2027

Total Taxable Value  $1,489,593 $1,489,593 $1,489,593 $1,489,593 $1,489,593 $1,489,593 $1,489,593 $1,489,593 $1,489,593 $1,489,593

Number of Students 0.0 0.0 3.5 7.9 12.0 15.7 15.7 15.7 15.7 15.7

Property Tax Revenue* 2.826141 $42,098 $42,098 $42,098 $42,098 $42,098 $42,098 $42,098 $42,098 $42,098 $42,098

State Aid $354.80 $0 $0 $0 $1,258 $2,810 $4,245 $5,553 $5,553 $5,553 $5,553

TIF Reimbursement $16,751.38 $0 $0 $0 $59,408 $132,699 $200,456 $262,176 $262,176 $262,176 $262,176

Total Revenues $42,098 $42,098 $42,098 $102,764 $177,607 $246,799 $309,827 $309,827 $309,827 $309,827

2012 Tax 
Rate Per 

$100/    

Interest Rate

Year Residents Take Occupancy
Revenue
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5.3  Expense Calculation

5.3.1  Annual Operating Costs

For 2017 School District 112 reported per capita tuition charge operating expendi-
tures of $17,106.16 per pupil. 15.7 new students, after full residential occupancy in 
2023, are projected to attend school in School District 112. Using the per pupil 
operating expenditure of $17,106. per pupil, we estimate new educational operat-
ing expenses of $268,564 per year after all of the units are occupied. See Table 16.

5.3.2  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 
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 year, relating to the new population in 
each year, will actually be deferred to a future budget year. 
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TABLE 16. Annual Expenses to School District 112

2018 2019 2020 2021 2022 2023 2024 2025 2026 2027

0 0 3.5 7.9 12.0 15.7 15.7 15.7 15.7 15.7

Per student 
operating 
cost

$17,106 $0 $0 $59,871 $135,137 $205,272 $268,564 $268,564 $268,564 $268,564 $268,564

$0 $0 $29,936 $97,504 $170,205 $236,918 $268,564 $268,564 $268,564 $268,564

Assumptions

New Operating Expenses

Total Number of New 
Students

Year Residents Take Occupancy

 New Impacts
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5.4  Long-Term Impact to Operating Budget

Table 17 indicates that projected annual operating revenues are expected to exceed 
annual operating expenses for School District 112 by $41,263 in the years follow-
ing the completion of the development. See Table 16. 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 5% other 
revenues coming from other sources. Impact fees are also not included as they are 
not recurring revenues. Making the adjustment for revenues from other uses 
and impact fees would make the fiscal impact more positive.

5.5  Summary

There are 15.7 school-age children from the development anticipated to be attend-
ing school in School District 112. Projected annual operating revenues of $309,827 
are expected to exceed annual operating expenses of $268,564 for School District 
112 by $41,263. The school district remains whole largely because of the $262,176 
TIF reimbursement.

The school district remains whole largely because of the $262,176 TIF reimburse-
ment.
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TABLE 17. Net Fiscal Impact SD 112

2018 2019 2020 2021 2022 2023 2024 2025 2026 2027

Property Tax Revenue* $42,098 $42,098 $42,098 $42,098 $42,098 $42,098 $42,098 $42,098 $42,098 $42,098

State Aid $0 $0 $0 $1,258 $2,810 $4,245 $5,553 $5,553 $5,553 $5,553

Operating Revenues $42,098 $42,098 $42,098 $102,764 $177,607 $246,799 $309,827 $309,827 $309,827 $309,827

Operating Expenses $0 $0 $59,871 $135,137 $205,272 $268,564 $268,564 $268,564 $268,564 $268,564

Operating Surplus (Loss) $42,098 $42,098 ($17,773) ($32,373) ($27,665) ($21,765) $41,263 $41,263 $41,263 $41,263

Year Residents Take Occupancy
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6.0  FISCAL IMPACT TO HIGH SCHOOL DISTRICT 113

This study estimates new revenues for High School District 113 provided by the 
Illinois State Board of Education. 

6.1  Projected Student Population

The development, as proposed, will result in 15.8 students to the District. 

6.2  New Revenue Estimates

Table 18 summarizes the new revenues to the School District from the proposed 
redevelopment.

6.2.1  Property Tax Revenue

The 2017 property tax rate is 2.163723 per $100 assessed valuation. The site is 
within Highland Park TIF #1.With a frozen taxable value of $4,196,038 after com-
pletion, we are estimating that the development will ultimately generate $90,791 in 
annual property tax revenue for School District 113. 

6.2.2  General State Aid 

In FY19, School District 113 is expected to receive $282.41 per student in unre-
stricted General State Aid. according to the Illinois State Board of Education.

With 15.8 new students after the development is built out in 2023, we estimate an 
additional $4,451 per year will ultimately be generated to the School District from 
General 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 received until the 
second year. 

6.2.3  TIF Reimbursement

As outlined in the TIF Act, reimbursement to school districts for increased housing 
units directly attributable to the TIF is permitted as an eligible TIF expense, as 
highlighted below:

“… elementary, secondary, or unit school district's increased costs attributable to 
assisted housing units located within the redevelopment project area for which the 
developer or redeveloper receives financial assistance through an agreement with 
the municipality or because the municipality incurs the cost of necessary infra-
structure improvements within the boundaries of the assisted housing sites neces-
sary for the completion of that housing as authorized by this Act, and which costs 
shall be paid by the municipality from the Special Tax Allocation Fund when the 
tax increment revenue is received as a result of the assisted housing units …”
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The affected school districts must make a claim for TIF reimbursement annually. 
The application requires a census students actually attending from the TIF district.

6.2.4  TIF Reimbursement Formula

The general formula for school district reimbursement translates to roughly the fol-
lowing:

Estimated Payment = (Student Increase X Per Capita Tuition Cost) – Increase in General 
State Aid

The per capita tuition charge is the amount of the operating cost less those items with sep-
arate funding then the property tax and items that are self funded. The tuition charge is cal-
culated in the latest School District Annual Financial Report (AFR) and then published by 
the Illinois State Board of Education (ISBE).The published 2017 SD 113 per capita tuition 
charge is $24,118.63. The General State Aid is projected at $282.41. Subsequently the 
reimbursement per student is estimated at $24,136.22
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TABLE 18. Estimated Revenues, District 113

2018 2019 2020 2021 2022 2023 2024 2025 2026 2027

Total Taxable Value  $4,196,038 $4,196,038 $4,196,038 $4,196,038 $4,196,038 $4,196,038 $4,196,038 $4,196,038 $4,196,038 $4,196,038

Number of Students 0.0 0.0 3.0 7.8 12.0 15.8 15.8 15.8 15.8 15.8

Property Tax Revenue* 2.163723 $0 $90,791 $90,791 $90,791 $90,791 $90,791 $90,791 $90,791 $90,791 $90,791

State Aid $282.41 $0 $0 $0 $849 $2,192 $3,397 $4,451 $4,451 $4,451 $4,451

TIF Reinbursement $24,136.22 $0 $0 $0 $72,564 $187,357 $290,323 $380,384 $380,384 $380,384 $380,384

Total Revenues $0 $90,791 $90,791 $164,204 $280,340 $384,510 $475,626 $475,626 $475,626 $475,626

Year Residents Take Occupancy
Revenue

2017 Tax Rate 

Per $100/    
Interest Rate
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TABLE 19. Expense Calculation

2018 2019 2020 2021 2022 2023 2024 2025 2026 2027

0.0 0.0 3.0 7.8 12.0 15.8 15.8 15.8 15.8 15.8

Per Student 
Operating Cost*

$24,419 $0 $0 $73,413 $189,550 $293,719 $384,835 $384,835 $384,835 $384,835 $384,835

$0 $0 $36,707 $131,482 $241,635 $339,277 $384,835 $384,835 $384,835 $384,835

*Per capita tuition charge

Year Residents Take Occupancy

 New Impacts
Assumptions

Total Number of New 
Students

New Operating 
Expenses
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6.2.5  Annual Operating Costs

For 2017 School District 113 reported per capita tuition charge operating expendi-
tures of $24,418.63 per pupil. 15.8 new students, after full residential occupancy in 
2023, are projected to attend school in School District 113. Using the per pupil 
operating expenditure of $24,418.63 per pupil, we estimate new educational oper-
ating expenses of $384,835 per year after all of the units are occupied. See Table 
20.

6.2.6  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 
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 year, relating to the new population in 
each year, will actually be deferred to a future budget year. 
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TABLE 20. Net Fiscal Impact SD 113

2018 2019 2020 2021 2022 2023 2024 2025 2026 2027

Property Tax Revenue $90.791 $90,791 $90,791 $90,791 $90,791 $90,791 $90,791 $90,791 $90,791 $90,791

State Aid $0 $0 $0 $849 $2,192 $3,397 $4,451 $4,451 $4,451 $4,451

TIF Reimbursement $0 $0 $0 $72,564 $187,357 $290,323 $380,384 $380,384 $380,384 $380,384

Operating Revenues $0 $0 $90,791 $164,204 $280,340 $384,510 $475,626 $475,626 $475,626 $475,626

Operating Expenses $0 $0 $36,707 $131,482 $241,635 $339,277 $384,835 $384,835 $384,835 $384,835

Operating Surplus (Loss) $0 $0 $54,084 $32,723 $38,706 $45,233 $90,791 $90,791 $90,791 $90,791

Year Residents Take Occupancy
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6.3  Long-Term Impact to Operating Budget

Table 20 indicates that projected annual operating revenues are expected to exceed 
annual operating expenses for School District 113 by $70,1911 in the years follow-
ing the completion of the development. See Table 16. 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 5% other 
revenues coming from other sources. Impact fees are also not included as they are 
not recurring revenues. Making the adjustment for revenues from other uses 
and impact fees would make the fiscal impact more positive.

6.4  Summary

There are 15.8 school-age children from the development anticipated to be attend-
ing school in School District 113. Projected annual operating revenues of $475,476 
are expected to exceed annual operating expenses of $385,835 for School District 
112 by $90,971. The school district remains whole largely because of the $272,176 
TIF reimbursement.

The school district remains whole largely because of the $272,176 TIF reimburs-
ment.
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7.0  PROPERTY TAX TO TAXING JURISDICTIONS AND TIF 
FUND.

At completion, the development is expected to have a taxable value of 
$47,642,430. The site is in Highland Park TIF #1. $4,196,038 is the frozen EAV in 
the TIF, resulting in annual property tax of $328,412 distributed to the taxing juris-
dictions. The increment is $43,446,392 which goes the TIF #1 Fund, resulting in 
an annual property tax revenue of $3,400,425. See table 21.

TABLE 21. Property Tax to all Districts

Extension Extension
Buildout TIF #1 Fund

Total Taxable Value $4,196,038 $43,446,392
County of Lake 0.513911 $21,564

County of Lake Pension 0.107840 $4,525

City of Highland Park 0.262360 $11,009
City of Highland Park Library 0.203187 $8,526
City of Highland Park Pension 0.260338 $10,924
Park District of Highland Park 0.521056 $21,864
South Lake Mosquito Abatement 0.011080 $465
North Shore School District #112* 2.826141 $42,098
Deerfield District #109 * 3.049246 $127,948
College of Lake County #532 0.280640 $11,776
Highland Park HS District #113 2.103153 $88,249
Highland Park HS District #113 
Pension

0.060570 $2,542

North Shore Water Reclantion District 0.152663 $6,406
Highland Park SSA #18 0.138509 $5,812
Forest Preserve 0.178277 $7,481
Forest Preserve Pension 0.009026 $379
Township of Moraine East Skokie 
Drainage

0.054061 $2,268

In Deerfield SD 109 Total Tax 7.905917 $213,969 $2,215,469
In North Shore SD 112 Total Tax 7.682812 $114,443 $1,184,956

Total Property Tax Revenue $328,412

Highland Park TIF #1 Fund $3,400,425

Property Tax**
Tax Rate Per 
$100 Taxable 
Value (2017) 
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8.0  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 City earn and 
spend their money within  the community, making the calculation of changes in 
the economic base very simple. However, communities such as Highland Park 
have an open economic system, meaning that residents earn and spend money both 
within and outside the City 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 res-
idents; and the circulation of that new wealth within the community.

8.1  Economic Base Value Added

The building and development process demonstrates how the economic base is 
enhanced by the addition of new value. This report showed that the development 
will generate new properties valued at $144.37 million upon completion. If this 
construction is purchased with money from outside the community, the increase in 
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 eco-
nomic well being of the community is increased.

8.2  Economic Impact to the City of Highland Park

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/
transportation/service employment, and manufacturing 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 
inside 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 Highland Park economy.
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9.0  CONSTRUCTION PHASE IMPACTS 

The following sections quantify the effect of the proposed development on the 
City of Highland Park economy.

9.1  Impact of Construction Phase

The economic impact of the construction process is tied to the level of direct 
employment and purchases of goods involved in construction. This impact can be 
projected by estimating salaries paid and the amount spent on the purchase of 
goods necessary for construction of the development. The following section evalu-
ates the construction phase impacts of the development using this approach.

9.2  Estimate of Contract Construction Value

The Urban Land Institute estimates that land development and vertical construc-
tion is typically about 77.2% of project’s construction value. 

9.3  Cost Distribution by Category

The market value at completion is $144.37 million. Of this amount 77.2% or 
$110.68 million relates to costs of construction. The improvement of the land, the 
construction of the buildings, and many of the supporting functions are performed 
on site, or within the City of Highland Park. 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 Montgomery to capture the income 
from the completed work.The expenditures for selected categories are projected by 
applying anticipated costs. The distribution of costs are based on a typical pro-
forma. Each category is discussed below. See Table 8. While not specific to this 
site the table does indicate economy segments effected.

9.3.1  Planning, Engineering and Design:

3.4% or $4.87 million is projected to be spent to create and implement the plans. 
Disciplines involved include land planning, architecture, landscape architecture, 
engineering, legal and financial. 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 immediate area. This professional services sector is in need of 
this new business.

9.3.2  Site Improvements:

10.4% or $16.34 million is projected to be spent on site improvements and prepar-
ing the land for construction. Types of contractors brought into the project at this 
stage are sewer and water contractors, electric and other utility installers, and land-
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scapers. Local firms will have a competitive advantage in bidding for this work. 
This con- tractor sector is in need of this new business.

9.3.3  Direct Building Construction:

50% or $71.69 million is projected to be spent on actual construction. All the 
building materials will need to be purchased. Local firms have an advantage in the 
bidding process. Typical contractors who will be used are plumbers, roofers, elec-
tricians, carpenters, excavators, drywallers, painters and similar trades. Local con-
tractors will have an advantage in bidding on these contracts. This money will be 
spent in Montgomery.

9.3.4  Indirect Building Construction and Fees:

4.9% or $7.03 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 City of Highland Park.

9.4  Construction Phase Impacts

During the construction phase, the development will be one of Highland Parks’s 
larger employers. During the 3 - 4 year construction phase, the development will 
expend $110.68 million. Of this amount 58% or $64.18 million is spent on wages 
and salaries, either on site or off-site. While this effect is spread throughout the 
region, it opens opportunities for the City to capture and circulate a portion of it. 
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TABLE 22. Expenditure of Selected Categories

2018 2019 2020 2021 2022 2023 2024 2025 2026 Total

Market Value $26,863,000 $43,370,000 $38,970,000 $34,170,000 $0 $0 $0 $143,373,000

Expenditure of Selected Categories

3.4% $0 $0 $913,342 $1,474,580 $1,324,980 $1,161,780 $0 $0 $0 $4,874,682

Site Improvements 11.4% $0 $0 $3,062,382 $4,944,180 $4,442,580 $3,895,380 $0 $0 $0 $16,344,522

Direct Building Construction 50.0% $0 $0 $13,431,500 $21,685,000 $19,485,000 $17,085,000 $0 $0 $0 $71,686,500

Indirect Building 
Construction and Fees

4.9% $0 $0 $1,316,287 $2,125,130 $1,909,530 $1,674,330 $0 $0 $0 $7,025,277

Marketing 4.0% $0 $0 $1,074,520 $1,734,800 $1,558,800 $1,366,800 $0 $0 $0 $5,734,920

Overhead 3.5% $0 $0 $940,205 $1,517,950 $1,363,950 $1,195,950 $0 $0 $0 $5,018,055

77.2% $0 $0 $20,738,236 $33,481,640 $30,084,840 $26,379,240 $0 $0 $0 $110,683,956Annual Selected Expenditures 

Residential Homes Occupied Per Year
Avg. 

Value/Unit
Project Year

Planning,  Engineering & Design
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10.0  OPERATIONS PHASE IMPACTS 

The following sections quantify the effect of the proposed development on the 
City of Highland Park economy.

10.1  Impact of the Operation Phase of the Development

The development will bring in 529 new families. We conservatively estimate 
$90,000 average family income. The following table using information excerpted 
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 $37.8 million. As an 
example, Annually $2.91 million is projected in grocery purchases, and $2.57 mil-
lion is projected in purchasing health care. A further breakdown is presented in 
Table 23.

The development being within the City of Highland Park has the potential of 
spreading it’s economic benefit throughout the community.

This residential development is the mixed use which will be the driving force 
behind the Briargate Business Park.
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TABLE 23. Expenditures from New Families SUMMARY

2018 2019 2020 2021 2022 2023 2024 2025 2026 2027

Income Before Taxes $90,000 $0 $0 $7,290,000 $22,770,000 $36,270,000 $47,610,000 $47,610,001 $47,610,002 $47,610,003 $47,610,004

Average Expenditures $71,478 $0 $0 $5,789,718 $18,083,934 $28,805,634 $37,811,862 $37,811,863 $37,811,864 $37,811,864 $37,811,865

Expenditure By Categories

12.9% $0 $0 $746,874 $2,332,827 $3,715,927 $4,877,730 $4,877,730 $4,877,730 $4,877,731 $4,877,731

    At Home 7.7% $0 $0 $445,808 $1,392,463 $2,218,034 $2,911,513 $2,911,513 $2,911,513 $2,911,514 $2,911,514

    Away From Home 5.2% $0 $0 $301,065 $940,365 $1,497,893 $1,966,217 $1,966,217 $1,966,217 $1,966,217 $1,966,217

Housing 34.4% $0 $0 $1,991,663 $6,220,873 $9,909,138 $13,007,281 $13,007,281 $13,007,281 $13,007,281 $13,007,282

Apparel and Services 2.9% $0 $0 $167,902 $524,434 $835,363 $1,096,544 $1,096,544 $1,096,544 $1,096,544 $1,096,544

Transportation 16.1% $0 $0 $932,145 $2,911,513 $4,637,707 $6,087,710 $6,087,710 $6,087,710 $6,087,710 $6,087,710

Healthcare 6.8% $0 $0 $393,701 $1,229,708 $1,958,783 $2,571,207 $2,571,207 $2,571,207 $2,571,207 $2,571,207

Entertainment 5.2% $0 $0 $301,065 $940,365 $1,497,893 $1,966,217 $1,966,217 $1,966,217 $1,966,217 $1,966,217

Cash Contributions 3.4% $0 $0 $196,850 $614,854 $979,392 $1,285,603 $1,285,603 $1,285,603 $1,285,603 $1,285,603

Personal Insurance and 
Pensions

11.2% $0 $0 $648,448 $2,025,401 $3,226,231 $4,234,929 $4,234,929 $4,234,929 $4,234,928.81 $4,234,929

All Other Expenditures 7.1% $0 $0 $411,070 $1,283,959 $2,045,200 $2,684,642 $2,684,642 $2,684,642 $2,684,642 $2,684,642

100.0% $0 $0 $5,789,718 $18,083,934 $28,805,634 $37,811,862 $37,811,863 $37,811,864 $37,811,864 $37,811,865Annual Expenditures 

Spending From New Residents Average
Project Year

Food
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11.0  SUMMMARY

11.1  City Impact

With recurring revenues estimated at $404,032 per year, and recurring non reim-
bursed expenses estimated at $962,344 per year, we are showing a deficit of 
$558,308 per year upon completion. 

The development will put $3.4 million into the TIF Fund per year. Numerous func-
tions and services to support the TIF by the City are eligible for TIF funding from 
the TIF Fund. This billing to the TIF Fund effectively becomes revenue to the Gen-
eral Fund. and nets out the fiscal deficit for the City and moves it into a positive 
fiscal position.

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

11.2  Impact to Deerfield Elementary School District 109

There are 28.4 school-age children from the development anticipated to be attend-
ing school in School District. Projected annual operating revenues of $549,000 are 
expected to exceed annual operating expenses of $466,500 for School District 109 
by $82,409. The school district remains whole largely because of the $459,615 TIF 
reimbursement.

11.3  Impact to North Shore Elementary School District 112

There are 15.7 school-age children from the development anticipated to be attend-
ing school in School District 112. Projected annual operating revenues of $309,827 
are expected to exceed annual operating expenses of $268,564 for School District 
112 by $41,263. The school district remains whole largely because of the $262,176 
TIF reimbursement.

11.4  Impact to Township High School District 113

There are 15.8 school-age children from the development anticipated to be attend-
ing school in School District 113. Projected annual operating revenues of $475,476 
are expected to exceed annual operating expenses of $385,835 for School District 
112 by $90,971. The school district remains whole largely because of the $272,176 
TIF reimbursement.



                                                           Strategy Planning Associates, Inc.          51

SUMMMARY

11.5  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 Highland Park. 

11.6  Construction Phase Impact

The construction phase is projected to expend $56.7 million. Of this amount 58% 
or $32.9 million is expected to be paid out in salaries and wages. Of this, 76% or 
$25.0 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 ben-
efit from this disposable income. 

11.7  Operations Phase Impact

The development will bring in 529 new families. We conservatively estimate 
$90,000 average family income.The new families are projected to have annual 
expenditures of $37.8 million. As an example, Annually $2.91 million is projected 
in grocery purchases, and $2.57 million is projected in purchasing health care. A 
further breakdown is presented in Table 23.

The development being within the City of Highland Park has the potential of 
spreading it’s economic benefit throughout the community.

11.8  Assist to Briargate Business Park

This residential development is the mixed use element which will be a driving 
force behind the Briargate Business Park.

In sum, our model of fiscal impact finds the proposed development, upon 
completion, will cause a positive short and long term impact to the City of 
Highland Park and a positive impact to Community Unit School District 200, 
helping to stabilize or even reduce the tax burden on existing residents. The 
construction phase and the operations phase of the development will enhance 
and strengthen the local economy. The development will positively enhance 
and support the community.


