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Planned Development Fee of $2,000 Is Being  
Submitted with This Application 
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Oak Park ‐ South Boulevard
Zoning Review
10/30/2015 As of Rights Allowance

Acceptable Uses
Retail Business Shops
Restaurants w/o Drive Thru
Multi‐Family Residential

No request

Min Lot Size

3,000 sf for the first 2 dwelling uints
700 sf for each additional unit there after
Lot Size:  55,015 sf
Total allowable units = 76 dwelling units

Requset allowance to provide 263 dwelling units

Building Height Maximum buildign height = 45' Request allowance to provide a building with a height of 135' tall

Required Yard

Yard abuts to a residential district Minimum 15' setback from the property line

Request allowance for relief of set back at south property line between Maple Ave and the 
alley to the east of the project.  Current setback at this location is less approximately 2"

Request allowance for relief of set back at south property line between Harlem Ave right‐of‐
way and adjacent B1/B2 property eastwardly.  Current setback at this location is less 
approximately 2"

Frontage in the block is partly in a 
residential district

Minimum 5' setback from property line
Request allowance for relief of set back at west property line along Harlem Ave right‐of‐way. 
Current setback at this location is less approximately 2"

Lot Coverage
Lots devoted to a combination of use permitted in a B1/B2 zone are required to maintain 
25% of lot area as open space exclusive of buildings, structures, walkways, driveways and 
parking spaces

Request allowance to reduce the open lot area to less than 1%
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Midwest 
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CHARLES DILLON
RVP Construction

BRUCE WEBSTER
RVP Property 
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IRINI BOEDER
Marketing Associate



Developer:  Lincoln Property Company

Key Employees: Brian Byrne, Executive Vice President/ Partner
Bruce Webster, Regional Vice President 
Charlie Dillon, Vice President Construction
Irini Boeder, Regional Marketing Director/ Leasing  
Joe Segobiano, Development Manager

Contractor: LPC Contractors of Oakbrook Inc.

Architect: RTKL

Engineering
Consultants: V3 Companies and Kimley Horn and Associates

Retail Consultant: We are in the process of interviewing parking and retail
consultants. If selected for the next round, we will finalize this selection
with Village input.
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Identification of Team Members / Biographies



Brian Byrne , Senior Vice President – Midwest Region
Mr. Byrne has been an Operating Partner of Lincoln Property Company since
1991. In that time the Midwest Region has developed a total of 7,242 units and
grown the management business from less than 2,000 units to 9,896 units.
Prior to this, he was the Development Manager for Lincoln where he worked
with all Operating Partners to oversee the development process for all new
projects across the country. Mr. Byrne is responsible for new development and
acquisitions throughout the Midwest, including site selection, zoning and
planning. In addition to new "ground up" development, Mr. Byrne has been
involved in the redevelopment and conversion of existing structures to
residential uses. Additionally, he is responsible for tracking market conditions,
which affect properties under Lincoln's management.

Mr. Byrne is a registered architect and holds Certifications with the National
Council of Architectural Registration Board. He is a member of the Urban Land
Institute, National Multi-Housing Council, and the American Institute of
Architects and holds broker licenses in the States of Illinois, Indiana and
Minnesota.

Bruce Webster, Regional Vice President
Mr. Webster, based in Chicago, has been involved in commercial property
management for over 28 years, 25 of those dedicated to multi-family assets.
Mr. Webster holds a BS from the University of Colorado in Architectural
Engineering and Construction Management. He also holds an MBA from the
Daniels School of Business at the University of Denver.

Mr. Webster’s experience includes real estate management, development,
finance and acquisitions. Mr. Webster previously worked with Trammel Crow
Residential, the Irvine Company, Security Capital and Equity Residential, where
as EVP he managed 65,000 units and served on multiple committees within
Equity Residential. Mr. Webster represented RREEF in its strategic alliance with
JPI Management Services in 2006 and subsequently joined JPI as EVP. Most
recently, Mr. Webster worked with a real estate technology and services
company developing and marketing a property management platform
specifically for multi-family owners and managers.
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Charlie Dillon, Regional Vice President of Construction
Charlie Dillon joined Lincoln Property Company as a Superintendent in 1985. He
was promoted to Project Manager in 1988. In 2000, he was promoted again to
Regional Vice President of Construction overseeing over $200,000,000 worth of
ongoing construction. Mr. Dillon has experience with single family, multi-family,
garden style, mid-rise and high-rise new construction / development, plus
extensive rehab experience for value add multi-family. Mr. Dillon has over 30
years experience in the multi-housing industry and has extensive experience
throughout the Midwest. Mr. Dillon has a Bachelor’s Degree from St. Mary’s
University, Winona, Minnesota.

Joe Segobiano, Development Manager
Joe Segobiano has over 23 years relevant multi-family development experience
in the Chicago market and is LPC’s Development Manager for the Midwest
Region. An expert in the field of residential real estate development, Mr.
Segobiano has spoken at real estate industry events including: Urban Land
Institute, NAIOP and Real Estate Communication round tables. In his prior
experience, Mr. Segobiano has developed commercial and residential assets
valued in excess of $1 billion generating an average ROI of 19%. Additionally, he
has managed institutional assets valued in excess of $3 billion. In the
Development Manager capacity, Mr. Segobiano is responsible for managing the
entire development process including: strategic planning, entitlement, and
development.

Mr. Segobiano attained his bachelor’s in Urban Planning from the University of
Illinois at Urbana Champagne. Mr. Segobiano attended the University of Illinois
at Chicago for a master’s degree in Urban Planning and Public Policy.
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Irini Boeder, Regional Marketing Director
Irini Boeder joined Lincoln Property Company in 2011 as Marketing Director for
the Midwest region. She is responsible for all facets of marketing, including
property branding, social media, and market positioning through the execution
of successful marketing campaigns. Prior to joining Lincoln Property Company,
she was a Marketing Specialist at Waterton Residential where she played a key
role in the execution of marketing strategies, including the rebranding and
repositioning of Presidential Towers and the development of social media
initiatives. Ms. Boeder holds her National Apartment Leasing Professional
(NALP) designation and serves on the CAMME committee for the Chicagoland
Apartment Association. She is an active volunteer for the American Lung
Association of Greater Chicago (ALA) and currently serves as founding member
and Chair of the ALA Auxiliary Board. She received her Bachelor of Science
degree in Finance and International Business from Ohio State University, and is
currently completing her MBA in Marketing Strategy and Planning at DePaul
University.
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Development Experience

On a national level, Lincoln Property Company currently maintains a presence
in more than 200 cities in the United States and ten countries throughout
Europe, in both commercial and residential real estate markets. Lincoln’s
Residential Division is nationally recognized as one of the country’s largest
private apartment developers. Lincoln Property Company has developed over
200 million square feet of multi-family property. Lincoln has a well
established reputation for delivering the highest quality developments in the
most strategic locations. In addition, Lincoln is consistently listed as one of
the largest multi-family developers in the United States, having developed
over 207,000 multi-family residential units and currently managing over
144,000 units across the country. Lincoln’s commercial division has developed
76 million square feet of commercial office space, over 11 million square feet
of specialty retail space and 54 million square feet of industrial space and
currently manages over 148 million square feet of commercial office space.

On a local level Lincoln’s Midwest Region has developed 16 multi-family
communities totaling in excess of over 7,200 residential units. Lincoln has
been involved in several luxury rental and mixed use communities throughout
Chicagoland including Chicago, Lombard, Villa Park, Lake Zurich, Naperville,
Schaumburg, Buffalo Grove, Willowbrook and Arlington Heights. In many of
these communities Lincoln has worked collaboratively with the municipality to
solve complicated challenges. Lincoln prides itself on the public private
methodology and realizes that a project can only be successful when there is a
strong working relationship between the developer and the local government.
In fact, Lincoln maintains a public private partnership with the United States
Department of Defense in providing military housing around the country.
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In 2001, LPC formed its first public-private partnership with the United States
Department of Defense to develop a new approach to military housing. Lincoln
military housing strives to provide premier housing and outstanding property
management and maintenance services to the deserving families in the nation’s
Armed Services.

Lincoln’s strong financial performance is based on relationships with institutional
grade investors. These investors are comfortable working with Lincoln based on a
history of successful projects though out Chicagoland and the entire United States.
They realize that Lincoln has the knowledge, experience, and expertise to create
successful projects. Lincoln maintains a stellar reputation of performance. Lincoln
has worked with Invesco Realty Advisors, MetLife, UBS Realty Investors, RREEF,
Cornerstone Real Estate Advisers, Equity Residential Group and AIG on previous
development and acquisition opportunities across the United States and
throughout Europe.
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Project Profiles

1401 S. State Street, Chicago, Illinois

Developed in 2008 by Lincoln Property Company, this community consists of 278
luxury apartment units and ground floor retail on a 0.93-acre parcel located at
1401 South State Street. Situated near I-290, I-90/94 and Lake Shore Drive, the
site has excellent north/south access and exceptional entry to the western
suburbs.

The development consists of a single, twenty-two story building, with an
exterior skin of cast-in-place concrete and window wall glass. The building was
constructed over a three level parking structure.

The amenities for the community are located on the fourth level, above the
garage. The amenities include the following: a club facility offering a state of the
art multi-station fitness center, Cyber Cafe, business center and leasing area.
There is Wi-Fi available throughout the building. At the fourth level there is also
a roof top sky garden and a resident gathering area with barbecue grills. There
is also a private park adjacent to the building for resident use only.

The floor plans range from 600 to 1,100 square feet with 10-foot ceilings with
floor to ceiling and wall-to-wall glass to maximize the city and lake views.

The unit mix is 78% one-bedroom units and 22% two-bedroom units of loft style
living with concrete floors and ceilings. The units have 10-foot ceilings to
maximize light and views in the unit. The unit mix was determined based on our
research showing a development of this nature in close proximity to the Central
Business District will attract a more professional single resident. The units offer
a variety of features such as 10-foot ceilings, high-speed Internet access and
premium finishes.
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1401 S. State, Chicago, Illinois 
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CityView at Lombard, Lombard, Illinois

Developed in 2003 by Lincoln Property Company, CityView at Lombard is a 403
unit community located in Suburban Chicago, on a 5-acre parcel. The Lincoln
site is located immediately across from the Yorktown Center, a regional
shopping mall, at Highland Avenue and Butterfield Road. The development
consists of a single five-story building, with a structured precast garage
providing parking spaces for each of the 403 units. Given the severe topography
of the site, the building includes partial below grade parking tapering down
from the north end of the site.

The leasing center/clubhouse is located on the main level at the far east end of
the building. The club facility offers a multi-station fitness center, community
lounge area, kitchen, business offices, leasing area, pool changing area and
maintenance facility. There is an outdoor swimming pool and landscaped
sunbathing deck located in the enclosed courtyard area on the southern half of
the property. Every unit comes equipped with a washer and dryer and select
units come with a fireplace.

There are a total of seven floor plans that range from 600 to 1,350 square feet.
The unit mix is 60% one-bedroom units, 35% two-bedroom units and 5% 3-
bedroom units. This mix was determined based on area leasing trends and by
our experience that a development of this nature in an increasingly office-
dominated market which attracts a younger, more professional, renter-by-choice
market. The site plan was designed to maximize the limited space on the 5-acre
parcel, while sparing none of the standard amenities that Lincoln Property
Company typically delivers on its larger sites. The units also offer a variety of
features such as 9-foot ceilings, balconies or sunrooms, fireplaces, washers and
dryers, and premium finishes.
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City View at Lombard, Lombard, Illinois 
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Lincoln at Ovaltine Court, Villa Park, Illinois

This development incorporates the original historic structure that served as the
headquarters and production facility for the popular cocoa drink “Ovaltine” for
over three-quarters of a century. Lincoln at Ovaltine Court, redeveloped from
1999-2001, consists of 344 apartment units on the 14-acre site with 121-loft style
units in the original brick four-story structure and 223 newly constructed garden
style units with 6,000 square feet of retail space on the remaining acreage. The
development is a hybrid of trendy urban loft living and contemporary garden
apartment homes arranged with a cohesive architectural design scheme providing
something for everyone.

The Ovaltine Site consists of a main four-story brick structure and a series of
smaller structures located on the 14.4-acre site. The original factory building
covers 2 acres with the remaining 12.4 acres redeveloped with new construction.

The 11 garden buildings include one and two-bedroom units offering a variety of
features such as 9-foot ceilings, direct access garages, balconies, fireplaces,
washers and dryers, and premium finishes. The floor plans range from 640 to
1,150 square feet.

The resident amenities include a state-of-the art fitness center, business center,
and resident clubroom lounge located in the main factory structure. The courtyard
area was cleared of all existing structures and now features a landscaped
recreation area and swimming pool. The loft units have views of either the Illinois
Prairie Path or courtyard and pool area.

The commercial area along the western edge of the development site at Villa
Avenue is adjacent to the original downtown Villa Park business district. The
village designated this area as a Tax Increment Finance District to promote
continued revitalization of these shops and businesses. The redevelopment of the
Ovaltine Factory was the pivotal component to the progress of commercial
redevelopment along Villa Avenue.
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Lincoln at Ovaltine Court, Villa Park, Illinois
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City Place at Westport, Kansas City, Missouri

Developed in 2003 by Lincoln Property Company, the 6.3-acre site lies at the
oldest intersection in Kansas City. The site is bounded on the north by Westport
Road, 43rd Street on the south, Pennsylvania Avenue on east and narrows to a
point on the west at Roanoke Road. Given the layout of the site, the architect
was very careful to select building types which both architecturally complement
the surrounding parcels, as well as allow for the most efficient use of the limited
parcel size.

The unit plans range in size from 650 to 1,160 square feet. The units were built
with 9-foot ceilings, with vaulted ceilings in the living rooms and bedrooms on
the top floor. Typical features include: oversized balconies, walk-in closets,
crown molding, and Whirlpool appliance packages to meet the needs of this
high-end project. Select units have fireplaces and all units have full-sized
washers and dryers. The club facility offers a multi-station fitness center,
clubroom and lounge area, kitchen, business center, leasing area, maintenance
area and pool changing area. In addition, there is a working conference room
which is used as an amenity by home-officing residents and management staff.
There is also an outdoor swimming pool and landscaped sunbathing deck area.

Westport, Kansas City's original entertainment district, boasts a rich history as
the oldest established community in Kansas City. More than 150 years ago,
Westport marked the passage into the Western Frontier and set the foundation
for what it is today; a thriving shopping and entertainment district. City Place at
Westport is located in the heart of this thriving shopping and entertainment
district which was redeveloped. Residents can enjoy a walk score of 92, which
gives Westport the title of "The most walkable neighborhood in Kansas City".
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City Place at Westport, Kansas City, MO
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Project References

Three (3) references from municipalities with which team has worked in.

David Hulseberg, Village Manager, Lombard
Phone – 630.620.5756
Email – hulsebergd@villageoflombard.org
*see project description of City View at Lombard

Rae Rupp Srch, former Mayor of Villa Park
Phone – 630.279.8596
Email – raesrch@voyager.net
*see project description of Lincoln at Ovaltine Ct.

Valerie Dehner, Director of Community Development, Rolling Meadows
(formerly Director of Community Development for Villa Park)

Phone – 847.506.6030
Email - dehnerv@cityrm.org
*see project description of Lincoln at Ovaltine Ct.
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RTKL Architecture

Founded as a two-man office in 1946, RTKL has evolved into one of the world’s
largest multi-disciplinary design firms, with an international portfolio of mixed-
use, office, retail, entertainment, hotel and resort, health sciences, government,
and planning and urban design projects.

Today, more than 900 architects, engineers, planners and urban designers,
interior and landscape architects, and graphic designers work in its Baltimore
headquarters and Abu Dhabi, Beijing, Chicago, Dallas, Dubai, Jeddah, London,
Los Angeles, Miami, Shanghai, Sao Paulo and Washington, DC offices.
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Keith Campbell
Vice President
312.542.5906

kcampbell@rtkl.com
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RTKL Team Members

Keith Campbell AIA, LEED AP
Vice President
Keith is a Vice President in RTKL’s Chicago office. Keith specializes in mixed-use
developments with office, retail, entertainment, hotel and residential uses, as
well as focusing on the creation of memorable spaces and experiences.
Education: Rhode Island School of Design, Bachelor of Architecture, Rhode
Island School of Design, Bachelor of Fine Arts

Demetrios Stavrianos
Principal
As a Principal with more than 26 years of experience, his projects range from
residential high-rise design, mixed-use residential/ retail projects, large-scale
site analysis and urban planning, to museums, restaurants and commercial
office interiors. Education: University of Illinois at Chicago, Bachelor of
Architecture

Patrick Murphy
Principal
Patrick’s diverse professional experience includes residential, corporate,
commercial, institutional, and civic projects. He currently specializes in project
management and delivery of large mixed use projects. Education: University of
Notre Dame, Bachelor of Architecture, University of Notre Dame, Rome
Studies Program

Tom Arsovski AIA, LEED AP
Principal
Tom has completed a wide range of successful projects that combine a strong
conceptual vision with practical knowledge and hard earned wisdom to achieve
diverse project goals. Education: Ryerson University, Bachelor, Technology in
Architectural Science, University of Michigan, Master of Architecture
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Firm Profile

As leaders in the field of retail and entertainment design for more than five
decades, RTKL has driven the evolution of retail centers from shopping malls
to today’s vibrant mixed-use environments.

Urban Design
RTKL’s urban design projects have invigorated new communities and urban cores
throughout the world. The firm emphasizes a team approach of working with public and
private clients, consultants, and community groups to produce consensus plans that are a
successful mixture of creativity and feasibility.

Architecture
With experience in nearly all project types, RTKL’s architecture studios combine
outstanding design skills with superior project management capabilities. Guided by a
design philosophy that emphasizes respect for excellence, cooperative client relations and
enhancing the human environment, the firm’s architects have helped shape the physical
expression of communities and organizations across the globe.

Interior Design
From the initial client meeting through occupancy, RTKL’s specialists in programming, space
planning and interior design work with you to identify your design goals, schedule
requirements and budgetary parameters, and develop a design that is sensitive to the
individual considerations and requirements of the project.

Sustainability
We work closely with our clients to ensure that their work environments are healthy, safe
and efficient and make the best use of energy, daylight and materials. Whether seeking
LEED certification or to generate costs savings on energy expenditure, our multi-
disciplinary professionals find the right balance between respect for the environment, the
users, and the bottom line.
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RTKL Architecture Experience
Ridge Town Center
[Burr Ridge, Illinois]
The 20-acre Burr Ridge Town Center is an exciting mixed-use development that
will become an integral part of the urban fabric of the community.

The development offers a combination of 191,000 SF of leasable retail space,
25,000 SF of restaurant space, and 33,000 SF of second-story office space, as
well as 179 loft and condominium-style residences with private parking facilities.
All seven buildings have individual character with different facade height and
depth, giving the impression that each building has been built over time by
different owners. The creative use of masonry materials with a variety of colors
and textures enhance the structures’ individuality.
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Client
OPUS Architecture & Engineering, Inc.
Services
Master Planning, Architecture, Environmental Graphic Design
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9750 On the Park
[Orland Park, Illinois]
Filling a long-standing gap in the luxury market of Chicago’s southwest suburbs,
9750 on the Park will be the largest mixed-use residential development in the
area, providing easy access to public transport and a community-oriented
design.

9750 on the Park is the first phase of a 29-acre development, challenging the
architects to create a courtyard residential building with aboveground parking.
The design solution utilizes a “Texas Wrap” model, which screens parking from
view and creates private courtyards for residential amenities.

The design team listened intently to the needs of Orland Park residents and in
line with the most advanced strategies in urban design, RTKL’s team pushed
zoning limitations to create as much density as possible. Underscoring benefits
to the community, the building will utilize energy-efficient appliances, elevators
with regenerative technology, an energy-efficient building envelope, and open
spaces with native plantings. Sitting next to the Metra train station with access
to downtown Chicago, this project will draw residents from across the metro.
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Client
Metra Triangle FC, LLC
Service
Planning and architecture
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Market lofts at 9th and flower
[Los Angeles, California]
The Market Lofts at 9th & Flower bring an unprecedented combination of
cutting-edge residential lofts, the first super market in the downtown core and
convenience retail amenities to the burgeoning new super-urban community.

Part of a multi-block redevelopment area, The Market at 9th & Flower will be
built in several phases. The initial phase includes the adaptive re-use of an
existing historic office building structure into parking uses, the construction of
250 new residential loft units above a new 50,000 SF grocery store, 4,400 SF of
convenience ground-level retail and above and below grade parking for 725
cars. Approximately 20 percent of the residential component will be dedicated
to affordable housing. Phase II on the same block will include approximately
25,400 SF of retail space and 152 apartment units. Phases 3 & 4 of the overall 3
block development will eventually include an additional 34,200 SF of street level
retail and up to 521 dwelling units with related parking.
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Client
CIM Group
Services 
Master Planning, Urban Design, Permit Assistance, Architecture



The Metropole
[Washington, D.C.]
Located within the Dupont Circle Historic District this new seven story 98 unit
residential building with ground floor retail and below grade parking has
frontage on three streets.

Each of the streets enjoys a unique character. The architectural design for the
project responds to this diversity.

The residential units at The Metropole are uniquely designed. Two story units
occupy floors two through five. To create a sense of grandeur and to maximize
the available natural light, an opening in the floor over the living area is
provided. A large two story panel of glazing in typically provided at the living
area. Generous balconies are accessed directly from this space.
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Client
Mid City Development Company, LLC
Services 
Architecture
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Addison Circle
[Addison, Texas]
Respecting the town’s moratorium on garden-style apartments, RTKL created a
high-density, mixed-use urban residential district that supports 3,500 residential
units, and up to four million SF of office, hotel and retail space

More importantly, a pedestrian-friendly street grid, a series of public parks and a
landmark sculpture define a focus for community life.

Adjacent to a traffic-calming rotary, three mid-rise buildings wrap structured
parking and embrace a public park with trees preserved during the design
process. A public esplanade and adjacent retail, residential and office uses
extend toward the Dallas North Tollway to establish a highly visible commercial
presence. This award-winning district is a groundbreaking example of a public-
private partnership that brought about a sustainable alternative to suburban
sprawl.
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Client
Post Properties, Inc.
Services 
Urban Design, Master Planning, Architecture



RTKL Transportation Oriented Experience

The team has significant experience operating in infill sites, mixed-use environments
and urban centers. We are uniquely qualified to operate in a transit-oriented
context. Examples of prior work include:

• Ninety-7-Fifty on the Park and Main Street Triangle in Orland, IL – Master-planning
and mixed-use architecture for a redevelopment parcel adjacent to regional transit
station.

• The Roosevelt Collection in Chicago, IL – Master-planning and executive architect
for mixed-use retail and apartment complex in a transit-oriented development.

• Wheeling Town Center in Wheeling, IL – Master-planning and architecture for a
redevelopment including residential, entertainment and retail center connecting a
regional transit station to a campus of municipal facilities.

• Lofts 14 and Cooper Lewis Condominiums in Washington, DC – a mixed-use infill
project in a sensitive historic district context.

• Epstein Block Redevelopment in Morristown, NJ – master-planning and
architecture for multiple parcels in the redevelopment of an existing urban block
including the re-purposing of existing buildings alongside new construction with
common urban spaces.

• Port Imperial, NJ – Master-planning and various mixed-use buildings in a
brownfield redevelopment with significant transit involvement in the form of local
surface lines and ferry lines.

The team has worked with 3rd party review processes in numerous instances and
under various arrangements including within municipalities that rely on 3rd party
consultant reviewers for some or all disciplines as well as developer-selected,
municipality approved 3rd party consultants.

The architect has produced dozens of projects with a LEED certification and has
adopted as a core value the importance of delivering sustainable projects.

The team is experienced in the development of MBE and WBE participatory
consulting and construction teams and has done so under a number of different
formats and in response to various municipal standards and targets.
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South Boulevard Project Description

In the Greater Downtown Master Plan the lots comprising this site were identified as
“key project” opportunities. As befits the importance of this location which anchors
the southwest corner of the Master Plan, it was identified as a location that could
benefit from a larger scale development. The proposed development is comprised
of a classic urban form: residential units over an active retail base. In response to the
goals of active streets, a rich pedestrian environment and the principals of transit-
oriented development the proposed project lines the street face with leasable retail
tenant space and active and compatible amenity spaces supporting the residential
use including leasing and management offices. The resident and public parking to
replace the existing surface lots will be located in the upper stories of the parking
garage towards the back of the building. These uses are all compatible with what
was foreseen in the Master Plan. The buildings materiality, scale and transparency
are all intended to promote and enhance the pedestrian experience of this key
parcel. The strategy is to maximize the relationship with an important mass-transit
link and vehicular and pedestrian routes tied to nearby retail and civic hubs. The
siting, scale and format of the leasable retail space are conceived to capitalize on
existing retail success in the vicinity and to enhance South Boulevard’s status as a
secondary retail street.

The expression of the project will be contextual in scale, orientation and materials.
Elevations will be composed of metal storefront and window systems, masonry and
pre-cast stone elements, metal panels and architectural louver systems. The intent is
for the base to express itself as an open, transparent and inviting retail format. The
upper stories will follow the traditional principles of upper story multi-family
residential properties with the scale and materiality of private dwellings while still
participating in the larger urban environment. The project fronts on a stretch of
South Boulevard which is identified in the Master Plan as a secondary retail
street. As such the improvements and streetscape would be designed to promote an
intimate pedestrian scale with appropriate detail and landscape design.

SUCCESS | REPUTATION | EXPERIENCE



The development will be based on an integrated sustainability strategy in accordance
with USGBC standards and with a particular focus on LEED Regional Priority Credits as
applied to Oak Park. Design, construction and enhanced project waste recycling
efforts will reflect a holistic approach to the delivery of a sustainable, transit-oriented
development. Project mechanical systems will be designed with a focus on indoor air
quality and natural ventilation in addition to fundamental efficiency concerns, water
efficiency and storm water management. The amenity level of the project will
feature an occupied green roof terrace. The public parking provided as replacement
of existing parking capacity will maintain the “park and ride” strategy for the adjacent
transit station as identified in the Greater Downtown Master Plan. The development
envisions incorporating electric car-charging stations into this public parking facility as
an added amenity to the Oak Park community.

The project is organized with a readily accessible parking facility designed to provide
ready and convenient access without the parking structure dominating or diminishing
the character of the pedestrian environment. Ensuring that the public parking
included in this development will be readily accessible and of a high quality will
support its ongoing function in a “park and ride” capacity in support of the adjacent
Transit. This is an important objective in the Greater Downtown Master Plan. In
support of sustainability objectives, the parking facility will be naturally ventilated in
order to minimize energy usage.

SUCCESS | REPUTATION | EXPERIENCE



Proposed Financing 
Tab 6 

 
 
 
 
 
Lincoln Property Company has the financial capacity to successfully 
undertake this project.  The Midwest office of LPC, from which this 
project would be developed and managed, has completed over 7,200 
luxury units in 22 communities throughout the Midwest.  These 
communities represent $677,000,000 in development funding and 
execution.  

 
Letters of reference and recommendations from Associated Bank and 
Fifth Third Bank are enclosed in this section. Both of these banks are 
ready to provide us the necessary construction loans for this 
development. 
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Restrictions & Covenants 
Tab 9 

 

 

 

The Developer will provide an easement for public access between 
the public right of way at Maple Street and South Boulevard. The 
Developer will also provide a public utility easement under a private 
service drive so that public utilities can be conveyed from Maple 
Street R.O.W. to the public alley east of the site and then North to 
South Boulevard. 



Construction Schedule 
Tab 10 

 

 

 

Construction Start     Month 1 

Garage Completion     Month 4 

First Unit Turns      Month 16 

Final Unit Turns/Building Completion  Month 20 



Construction Schedule 
Tab 11 

 

 

Construction traffic will exit Route 290 on Harlem Avenue and 
proceed north to Madison Street.  Turn right heading east on Madison 
to Oak Park Avenue.  Turn left heading north to South Boulevard.  
Turn Left heading west to the site.  Exiting the site traffic will proceed 
west on South Boulevard to Harlem Avenue.  Turn left heading south 
to Route 290. 

 



Market Feasibility Report 
Tab 12 

 

 

Based on the attached data, LPC feels confident in the proposed rent structure 
for the proposed community.  LPC also feels confident in the market’s ability to 
absorb the proposed inventory during lease up and in the long term market. 

 

The proposed rent structure is as follows: 

 Typical Studio or 1 Bedroom Unit  Average Rent - $1,604 monthly 

 Typical 2 Bedroom Unit    Average Rent - $2,460 monthly 

 

Based on the proximity of Oak Park to workforce centers located in the City of 
Chicago the 88 Corridor, it is reasonable to believe that continued recovery in 
the overall economy and especially the tech industry, the employment numbers 
for the young professional demographic. Based on current trends, it is 
reasonable to believe that the “millennial” demographic is comfortable renting 
for a longer period of time due to the flexibility it affords their life style.  It is 
also reasonable to believe that due to low number of new units developed in 
the last 10 years, there is ample pent up demand in the market.  Additionally, as 
the sale market continues to improve, some current rental units may eventually 
convert to for sale. 



LINCOLN PROPERTY COMPANY

Averages Report
SURVEY DATE: 9/10/2015

Oak Park Place

Generated 9/16/2015 11:14:55 AM

For use by original recipient only. It is illegal to forward or otherwise distribute without permission.

Onsite Collected Data Compiled by MarketSurveyTools.com ©2007 - 2015Page 1 of 24



Oak Park Place Market Survey
Survey Date: 9/10/2015

* Proforma net income is a projected monthly net income based on current survey pricing.

Oak Park Place 2009 204 / 21 204 / 21 92% 174,240 854.12 $406,788 $2.33 $1,994.06 $1,994.06 $2.33 $406,788

100 Forest Place 1986 234 / 15 234 / 15 93% 212,066 906.26 $420,615 $1.98 $1,797.50 $1,797.50 $1.98 $420,615

180 North Jefferson 2001 271 / 12 271 / 12 97.81% 207,296 764.93 $561,546 $2.71 $2,072.13 $2,072.13 $2.71 $561,546

Alta at K Station 2010 848 / 36 848 / 36 93% 647,261 763.28 $1,760,590 $2.72 $2,076.17 $2,076.17 $2.72 $1,760,590

Echelon at K Station 2008 350 / 10 350 / 10 93.66% 275,170 786.20 $710,745 $2.58 $2,030.70 $2,030.70 $2.58 $710,745

Oak Park City
Apartments

1987 125 / 23 125 / 23 86.4% 104,824 838.59 $217,432 $2.07 $1,739.46 $1,594.86 $1.90 $199,357

Survey Totals
2032 /

117
2032 / 

117
1,620,857 4,913.38 $4,077,716 $11,710.02 $11,565.42 $4,059,641

Survey Average 2000 339 339 93% 270,143 818.90 $679,619 $2.40 $1,951.67 $1,927.57 $2.37 $676,607

Comp Average 1998 366 366 93% 289,323 811.85 $734,186 $2.41 $1,943.19 $1,914.27 $2.38 $730,571

Calculations based on floor plans in your survey with a non-zero market rent.  

Property Year
Built

Total
# Units/FP

Shopped
# Units/FP

OCC % Total  Sq. 
Ft.

Avg Sq.
Ft.

Gross 
Income

Avg $ / Sq.
Ft.

Avg $ / Unit Avg Net
Rent

Net Avg $ / Sq.
Ft.

Proforma Net
Income*

S1 $0 12 Eff. 478 9 $1,355 $1,355 $2.83 $2.83 4,302 $12,195 $12,195

S2 $0 12 Eff. 506 4 $1,352 $1,352 $2.67 $2.67 2,024 $5,408 $5,408

S3 $0 12 Eff. 531 22 $1,427 $1,427 $2.69 $2.69 11,682 $31,394 $31,394

A1 $0 12 1x1 626 8 $1,484 $1,484 $2.37 $2.37 5,008 $11,872 $11,872

A2 $0 12 1x1 673 15 $1,591 $1,591 $2.36 $2.36 10,095 $23,865 $23,865

A2A $0 12 1x1 708 30 $1,629 $1,629 $2.30 $2.30 21,240 $48,870 $48,870

A3 $0 12 1x1 749 7 $1,726 $1,726 $2.30 $2.30 5,243 $12,082 $12,082

A4 $0 12 1x1 767 9 $1,803 $1,803 $2.35 $2.35 6,903 $16,227 $16,227

A5 $0 12 1x1 795 4 $1,783 $1,783 $2.24 $2.24 3,180 $7,132 $7,132

A6 $0 12 1x1 856 19 $1,932 $1,932 $2.26 $2.26 16,264 $36,708 $36,708

A7 $0 12 1x1.5 862 14 $1,951 $1,951 $2.26 $2.26 12,068 $27,314 $27,314

B1 $0 12 2x2 920 2 $2,269 $2,269 $2.47 $2.47 1,840 $4,538 $4,538

B2 $0 12 2x2 1014 4 $2,504 $2,504 $2.47 $2.47 4,056 $10,016 $10,016

Oak Park Place Total Free
Rent Lease Term Unit Type Sq Ft # Units

Rent
/ Unit

Net
Rent / Unit

Rent per Sq 
Ft

Net Rent 
per

Sq Ft
Total Sq Ft

Gross
Income

Proforma 
Net

Income*

For use by original recipient only. It is illegal to forward or otherwise distribute without permission.
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* Proforma net income is a projected monthly net income based on current survey pricing.

B3 $0 12 2x2 1045 8 $2,693 $2,693 $2.58 $2.58 8,360 $21,544 $21,544

B4 $0 12 2x2 1035 4 $2,572 $2,572 $2.49 $2.49 4,140 $10,288 $10,288

B4A $0 12 2x2 1026 12 $2,494 $2,494 $2.43 $2.43 12,312 $29,928 $29,928

B5 $0 12 2x2 1091 4 $2,619 $2,619 $2.40 $2.40 4,364 $10,476 $10,476

B5A $0 12 2x2 1127 4 $2,679 $2,679 $2.38 $2.38 4,508 $10,716 $10,716

B6 $0 12 2x2 1204 12 $2,809 $2,809 $2.33 $2.33 14,448 $33,708 $33,708

B7 $0 12 2x2 1267 9 $2,899 $2,899 $2.29 $2.29 11,403 $26,091 $26,091

Townhome $0 12 3x3 2700 4 $4,104 $4,104 $1.52 $1.52 10,800 $16,416 $16,416

TOTALS $0 204 174,240 $406,788 $406,788

AVERAGES $0 12 854.12 9.7 1,994.06 1,994.06 $2.33 $2.33 8,297 $19,371 $19,371

F loorplan Comments: 

Concess ion Notes : Yieldstar pricing. 50% broker comm iss ion

Revenue Management: Yieldstar Traffic: 3 Leases: 2

Market Rating: A Market Segment(s): Convent ional / Market Rate, Midrise

Oak Park Place Total Free
Rent Lease Term Unit Type Sq Ft # Units

Rent
/ Unit

Net
Rent / Unit

Rent per Sq 
Ft

Net Rent 
per

Sq Ft
Total Sq Ft

Gross
Income

Proforma 
Net

Income*

Studio - Courtyard $0 12 Eff. 600 5 $1,173 $1,173 $1.96 $1.96 3,000 $5,865 $5,865

One Bed One Bath - Sunrise $0 12 1x1 698 15 $1,205 $1,205 $1.73 $1.73 10,470 $18,075 $18,075

One Bed One Bath - Cityscape $0 12 1x1 698 15 $1,389 $1,389 $1.99 $1.99 10,470 $20,835 $20,835

One Bed One Bath - Highland $0 12 1x1 780 15 $1,517 $1,517 $1.94 $1.94 11,700 $22,755 $22,755

One Bed One Bath - City View $0 12 1x1 780 15 $1,151 $1,151 $1.48 $1.48 11,700 $17,265 $17,265

One Bed One Bath - Horizon $0 12 1x1 780 15 $1,805 $1,805 $2.31 $2.31 11,700 $27,075 $27,075

One Bed One Bath w/Den -
Parkland

$0 12 1x1 838 15 $1,605 $1,605 $1.92 $1.92 12,570 $24,075 $24,075

One Bed One Bath w/Den -
Park Avenue 

$0 12 1x1 838 15 $1,643 $1,643 $1.96 $1.96 12,570 $24,645 $24,645

One Bed One Bath w/Den -
$0 12 1x1 924 15 $1,719 $1,719 $1.86 $1.86 13,860 $25,785 $25,785

100 Forest Place Total Free
Rent Lease Term Unit Type Sq Ft # Units

Rent
/ Unit

Net
Rent / Unit

Rent per Sq 
Ft

Net Rent 
per

Sq Ft
Total Sq Ft

Gross
Income

Proforma 
Net

Income*
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* Proforma net income is a projected monthly net income based on current survey pricing.

Sunset

Two Bed Two Bath -
Cornerstone $0 12 2x2 963 15 $2,164 $2,164 $2.25 $2.25 14,445 $32,460 $32,460

Two Bed Two Bath - Skyline $0 12 2x2 1192 15 $2,339 $2,339 $1.96 $1.96 17,880 $35,085 $35,085

Two Bed Two Bath - Elm $0 12 2x2 975 13 $2,209 $2,209 $2.27 $2.27 12,675 $28,717 $28,717

Townhome 1.5 Bath - Oak $0 12 2x1.5 955 26 $1,841 $1,841 $1.93 $1.93 24,830 $47,866 $47,866

Two Bed Two Bath - Birch $0 12 2x2 1101 14 $2,219 $2,219 $2.02 $2.02 15,414 $31,066 $31,066

Twonhome 2.5 Bath - Maple $0 12 2x2.5 1107 26 $2,271 $2,271 $2.05 $2.05 28,782 $59,046 $59,046

TOTALS $0 234 212,066 $420,615 $420,615

AVERAGES $0 12 906.26 15.6 1,797.50 1,797.50 $1.98 $1.98 14,138 $28,041 $28,041

F loorplan Comments: 

Concession Notes: Will not provide use with weekly numbers. Uses  rent optimizer. Prices vary depending on lease term. 234 total apartments

Traffic: 5 Leases: 0 Market Rating: B

Market Segment(s): Convent ional / Market Rate,  Highrise

100 Forest Place Total Free
Rent Lease Term Unit Type Sq Ft # Units

Rent
/ Unit

Net
Rent / Unit

Rent per Sq 
Ft

Net Rent 
per

Sq Ft
Total Sq Ft

Gross
Income

Proforma 
Net

Income*

Studio (2) $0 12 Eff. 578 24 $1,569 $1,569 $2.71 $2.71 13,872 $37,656 $37,656

convertible (4) $0 12 Conv. 614 25 $1,735 $1,735 $2.83 $2.83 15,350 $43,375 $43,375

convertible (5) $0 12 Conv. 665 25 $1,647 $1,647 $2.48 $2.48 16,625 $41,175 $41,175

convertible (7) $0 12 Conv. 686 25 $1,893 $1,893 $2.76 $2.76 17,150 $47,325 $47,325

convertible (8) $0 12 Conv. 637 25 $1,800 $1,800 $2.83 $2.83 15,925 $45,000 $45,000

1/bedroom / 1/bath (10) $0 12 1x1 800 23 $2,151 $2,151 $2.69 $2.69 18,400 $49,473 $49,473

1/bedroom / 1/bath (6) $0 12 1x1 778 23 $2,138 $2,138 $2.75 $2.75 17,894 $49,174 $49,174

1/bedroom / 1/bath (11) $0 12 1x1 750 25 $1,925 $1,925 $2.57 $2.57 18,750 $48,125 $48,125

1/bedroom / 1/bath (9) $0 12 1x1 690 25 $2,046 $2,046 $2.97 $2.97 17,250 $51,150 $51,150

2/br / 1/bath (3) $0 12 2x1 930 25 $2,817 $2,817 $3.03 $3.03 23,250 $70,425 $70,425

2/br / 2/bath $0 12 2x2 1196 23 $2,800 $2,800 $2.34 $2.34 27,508 $64,400 $64,400

180 North Jefferson Total Free
Rent Lease Term Unit Type Sq Ft # Units Rent

/ Unit
Net

Rent / Unit
Rent per Sq 

Ft

Net Rent 
per

Sq Ft
Total Sq Ft Gross

Income

Proforma 
Net

Income*

For use by original recipient only. It is illegal to forward or otherwise distribute without permission.
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* Proforma net income is a projected monthly net income based on current survey pricing.

3/br / 3/bath penthouse $0 12 3x3 1774 3 $4,756 $4,756 $2.68 $2.68 5,322 $14,268 $14,268

TOTALS $0 271 207,296 $561,546 $561,546

AVERAGES $0 12 764.93 22.6 2,072.13 2,072.13 $2.71 $2.71 17,275 $46,796 $46,796

F loorplan Comments: 

Concession Notes: No Specials. Yieldstar pric ing. 100% Broker commission

Traffic: 11 Leases: 1 Market Rating: A

Market Segment(s): Convent ional / Market Rate,  Highrise

180 North Jefferson Total Free
Rent Lease Term Unit Type Sq Ft # Units

Rent
/ Unit

Net
Rent / Unit

Rent per Sq 
Ft

Net Rent 
per

Sq Ft
Total Sq Ft

Gross
Income

Proforma 
Net

Income*

Studio $0 12 Eff. 563 68 $1,488 $1,488 $2.64 $2.64 38,284 $101,184 $101,184

1BR/1BA $0 12 1x1 561 34 $1,826 $1,826 $3.25 $3.25 19,074 $62,084 $62,084

Studio/Covertible $0 12 Conv. 595 28 $1,727 $1,727 $2.90 $2.90 16,660 $48,356 $48,356

1BR/1BA $0 12 1x1 586 29 $1,876 $1,876 $3.20 $3.20 16,994 $54,404 $54,404

1BR/1BA $0 12 1x1 746 67 $2,034 $2,034 $2.73 $2.73 49,982 $136,278 $136,278

1BR/1BA $0 12 1x1 751 63 $2,103 $2,103 $2.80 $2.80 47,313 $132,489 $132,489

1BR/1BA $0 12 1x1 855 28 $2,329 $2,329 $2.72 $2.72 23,940 $65,212 $65,212

1BR/1BA $0 12 1x1 868 28 $2,036 $2,036 $2.35 $2.35 24,304 $57,008 $57,008

1BR/1BA $0 12 1x1 859 28 $1,980 $1,980 $2.31 $2.31 24,052 $55,440 $55,440

1BR/1BA $0 12 1x1 956 5 $2,362 $2,362 $2.47 $2.47 4,780 $11,810 $11,810

2BR/2BA $0 12 2x2 1112 5 $2,881 $2,881 $2.59 $2.59 5,560 $14,405 $14,405

2BR/2BA $0 12 2x2 1172 29 $2,855 $2,855 $2.44 $2.44 33,988 $82,795 $82,795

3BR/2.5BA $0 12 3x2.5 1282 1 $3,869 $3,869 $3.02 $3.02 1,282 $3,869 $3,869

3BR/2.5BA $0 12 3x2.5 1339 1 $4,200 $4,200 $3.14 $3.14 1,339 $4,200 $4,200

3BR/2.5BA $0 12 3x2.5 1344 1 $4,156 $4,156 $3.09 $3.09 1,344 $4,156 $4,156

3BR/2.5BA $0 12 3x2.5 1356 1 $4,141 $4,141 $3.05 $3.05 1,356 $4,141 $4,141

3BR/2.5BA $0 12 3x2.5 1456 1 $5,100 $5,100 $3.50 $3.50 1,456 $5,100 $5,100

Alta at K Station
Total
Free
Rent

Lease
Term Unit Type Sq Ft # Units

Rent
/  Unit

Net
Rent / 
Unit

Rent per
Sq Ft

Net Rent 
per

Sq Ft

Total  Sq 
Ft Gross Income Proforma Net Income*
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* Proforma net income is a projected monthly net income based on current survey pricing.

3BR/2.5BA $0 12 3x2.5 1514 1 $5,600 $5,600 $3.70 $3.70 1,514 $5,600 $5,600

STUDIO -E $0 12 Eff. 508 37 $1,664 $1,664 $3.28 $3.28 18,796 $61,568 $61,568

STUDIO-E $0 12 Eff. 596 31 $1,696 $1,696 $2.85 $2.85 18,476 $52,576 $52,576

STUDIO-E $0 12 Eff. 607 37 $1,808 $1,808 $2.98 $2.98 22,459 $66,896 $66,896

STUDIO-E $0 12 Eff. 609 37 $1,556 $1,556 $2.56 $2.56 22,533 $57,572 $57,572

1BR/1BA - E $0 12 1x1 610 37 $1,786 $1,786 $2.93 $2.93 22,570 $66,082 $66,082

1BR/1BA - E $0 12 1x1 697 37 $2,111 $2,111 $3.03 $3.03 25,789 $78,107 $78,107

1BR/1BA - E $0 12 1x1 843 37 $2,207 $2,207 $2.62 $2.62 31,191 $81,659 $81,659

1BR/1BA - E $0 12 1x1 868 31 $2,077 $2,077 $2.39 $2.39 26,908 $64,387 $64,387

1BR/1BA - E $0 12 1x1 765 31 $1,994 $1,994 $2.61 $2.61 23,715 $61,814 $61,814

1BR/1BA - E $0 12 1x1 784 31 $2,180 $2,180 $2.78 $2.78 24,304 $67,580 $67,580

2BR/2BA $0 12 2x2 1104 37 $2,859 $2,859 $2.59 $2.59 40,848 $105,783 $105,783

2BR/2BA $0 12 2x2 1110 37 $2,834 $2,834 $2.55 $2.55 41,070 $104,858 $104,858

2BR/2BA $0 12 2x2 1416 4 $4,124 $4,124 $2.91 $2.91 5,664 $16,496 $16,496

2BR/2BA $0 12 2x2 1110 2 $2,839 $2,839 $2.56 $2.56 2,220 $5,678 $5,678

3BR/2.5BA $0 12 3x2.5 1779 1 $5,143 $5,143 $2.89 $2.89 1,779 $5,143 $5,143

3BR/2.5BA $0 12 3x2.5 1972 1 $5,500 $5,500 $2.79 $2.79 1,972 $5,500 $5,500

3BR/2.5BA $0 12 3x2.5 1807 1 $5,597 $5,597 $3.10 $3.10 1,807 $5,597 $5,597

3BR/2.5BA $0 12 3x2.5 1938 1 $4,763 $4,763 $2.46 $2.46 1,938 $4,763 $4,763

TOTALS $0 848 647,261 $1,760,590 $1,760,590

AVERAGES $0 12 763.28 23.6 2,076.17 2,076.17 $2.72 $2.72 17,979 $48,905 $48,905

F loorplan Comments: 

Concession Notes: RENT MAX 100% to brokers

Revenue Management: Rent Maximizer Traffic: 14 Leases: 4

Market Rating: A Market Segment(s): Conventional / Market Rate, Highrise

Alta at K Station
Total
Free
Rent

Lease
Term Unit Type Sq Ft # Units

Rent
/  Unit

Net
Rent / 
Unit

Rent per
Sq Ft

Net Rent 
per

Sq Ft

Total  Sq 
Ft Gross Income Proforma Net Income*
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* Proforma net income is a projected monthly net income based on current survey pricing.

STUDIO - S $0 12 Eff. 572 35 $1,644 $1,644 $2.87 $2.87 20,020 $57,540 $57,540

1/br-1ba MODEL 01 $0 12 1x1 617 35 $1,730 $1,730 $2.80 $2.80 21,595 $60,550 $60,550

1/br-1/ba MODEL 06 $0 12 1x1 613 35 $1,747 $1,747 $2.85 $2.85 21,455 $61,145 $61,145

1/br-1/ba MODEL 08 $0 12 1x1 736 35 $1,876 $1,876 $2.55 $2.55 25,760 $65,660 $65,660

1/br-1/ba MODEL 03 $0 12 1x1 711 35 $1,886 $1,886 $2.65 $2.65 24,885 $66,010 $66,010

1/br-1/ba MODEL 02 $0 12 1x1 825 35 $1,849 $1,849 $2.24 $2.24 28,875 $64,715 $64,715

1/br-1/ba MODEL 09 $0 12 1x1 736 35 $1,876 $1,876 $2.55 $2.55 25,760 $65,660 $65,660

1/br-1/ba MODEL 05 $0 12 1x1 832 35 $2,152 $2,152 $2.59 $2.59 29,120 $75,320 $75,320

2/br-2/ba MODEL 10 $0 12 2x2 1111 35 $2,727 $2,727 $2.45 $2.45 38,885 $95,445 $95,445

2/br-2/ba MODEL 07 $0 12 2x2 1109 35 $2,820 $2,820 $2.54 $2.54 38,815 $98,700 $98,700

TOTALS $0 350 275,170 $710,745 $710,745

AVERAGES $0 12 786.20 35.0 2,030.70 2,030.70 $2.58 $2.58 27,517 $71,075 $71,075

F loorplan Comments: 

Concess ion Notes : LRO Pricing 100% Broker commiss ion

Traffic: 9 Leases: 2 Market Rating: A

Market Segment(s): Convent ional / Market Rate,  Highrise

Echelon at K Station Total Free
Rent Lease Term Unit Type Sq Ft # Units

Rent
/ Unit

Net
Rent / Unit

Rent per Sq 
Ft

Net Rent 
per

Sq Ft
Total Sq Ft

Gross
Income

Proforma 
Net

Income*

Studio $1,293 12 Eff. 605 8 $1,293 $1,185 $2.14 $1.96 4,840 $10,344 $9,482

1 Bedroom 1 Bath - A $1,371 12 1x1 670 16 $1,499 $1,385 $2.24 $2.07 10,720 $23,984 $22,156

1 Bedroom 1 Bath - A/1 $1,495 12 1x1 685 2 $1,495 $1,370 $2.18 $2.00 1,370 $2,990 $2,741

1 Bedroom 1 Bath A/2 $1,499 12 1x1 715 22 $1,453 $1,328 $2.03 $1.86 15,730 $31,966 $29,218

1 Bedroom 1 Bath A/3 $1,522 12 1x1 740 6 $1,522 $1,395 $2.06 $1.89 4,440 $9,132 $8,371

1 Bedroom 1 Bath A/4 $1,690 12 1x1 755 7 $1,549 $1,408 $2.05 $1.87 5,285 $10,843 $9,857

1 Bedroom 1 Bath A/5 $1,559 12 1x1 755 4 $1,559 $1,429 $2.06 $1.89 3,020 $6,236 $5,716

1 Bedroom 1 Bath A/6 $1,609 12 1x1 830 8 $1,609 $1,475 $1.94 $1.78 6,640 $12,872 $11,799

Oak Park City Apartments Total Free
Rent

Lease Term Unit Type Sq Ft # Units Rent
/ Unit

Net
Rent / Unit

Rent per Sq 
Ft

Net Rent 
per

Sq Ft
Total Sq Ft Gross

Income

Proforma 
Net

Income*

For use by original recipient only. It is illegal to forward or otherwise distribute without permission.
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1 Bedroom 1 Bath A/7 $1,550 12 1x1 670 2 $1,550 $1,421 $2.31 $2.12 1,340 $3,100 $2,842

2 Bedroom 2 Bath B $2,109 12 2x2 1130 4 $2,109 $1,933 $1.87 $1.71 4,520 $8,436 $7,733

2 Bedroom 2 Bath C $1,802 12 2x2 910 4 $1,802 $1,652 $1.98 $1.82 3,640 $7,208 $6,607

2 Bedroom 2 Bath - C/1 $1,995 12 2x2 915 8 $1,995 $1,829 $2.18 $2.00 7,320 $15,960 $14,630

2 Bedroom 2 Bath - C/2 $2,015 12 2x2 910 2 $1,847 $1,679 $2.03 $1.85 1,820 $3,694 $3,358

2 Bedroom 2 Bath - C/3 $1,850 12 2x2 950 1 $1,850 $1,696 $1.95 $1.79 950 $1,850 $1,696

2 Bedroom 2 Bath - C/4 $2,030 12 2x2 955 12 $2,030 $1,861 $2.13 $1.95 11,460 $24,360 $22,330

2 Bedroom 2 Bath - C/5 $2,100 12 2x2 975 2 $2,100 $1,925 $2.15 $1.97 1,950 $4,200 $3,850

2 Bedroom 2 Bath - C/6 $2,040 12 2x2 1015 2 $2,040 $1,870 $2.01 $1.84 2,030 $4,080 $3,740

2 Bedroom 2 Bath - C/7 $2,225 12 2x2 1045 1 $2,225 $2,040 $2.13 $1.95 1,045 $2,225 $2,040

2 Bedroom 2 Bath - C/8 $2,275 12 2x2 1112 2 $2,275 $2,085 $2.05 $1.88 2,224 $4,550 $4,171

2 Bedroom 2 Bath - C/9 $2,420 12 2x2 1150 4 $2,420 $2,218 $2.10 $1.93 4,600 $9,680 $8,873

2 Bedroom 2 Bath - C/10 $2,265 12 2x2 1170 4 $2,470 $2,281 $2.11 $1.95 4,680 $9,880 $9,125

2 Bedroom 2 Bath - C11 $2,520 12 2x2 1300 2 $2,520 $2,310 $1.94 $1.78 2,600 $5,040 $4,620

2 Bedroom 2 Bath - C12 $2,401 12 2x2 1300 2 $2,401 $2,201 $1.85 $1.69 2,600 $4,802 $4,402

TOTALS $43,635 125 104,824 $217,432 $199,357

AVERAGES $1,897 12 838.59 5.4 1,739.46 1,594.86 $2.07 $1.90 4,558 $9,454 $8,668

Concessions Details

Traffic: 4 Leases: 2 Market Rating: B+

Market Segment(s): Conventional / Market Rate, Midrise

Sq. Ft. # Units Recurring One-time

Studio 605 8 $0 $1293

1 Bedroom 1 Bath - A 670 16 $0 $1371

1 Bedroom 1 Bath - A/1 685 2 $0 $1495

1 Bedroom 1 Bath A/2 715 22 $0 $1499

1 Bedroom 1 Bath A/3 740 6 $0 $1522

1 Bedroom 1 Bath A/4 755 7 $0 $1690

1 Bedroom 1 Bath A/5 755 4 $0 $1559

1 Bedroom 1 Bath A/6 830 8 $0 $1609

Oak Park City Apartments Total Free
Rent Lease Term Unit Type Sq Ft # Units

Rent
/ Unit

Net
Rent / Unit

Rent per Sq 
Ft

Net Rent 
per

Sq Ft
Total Sq Ft

Gross
Income

Proforma 
Net

Income*
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F loorplan Comments: 

Studio: 1 month free on all apartments
1 Bedroom 1 Bath - A: 1 month free on all apartments

1 Bedroom 1 Bath - A/1: 1 month free on all apartments
1 Bedroom 1 Bath A/2: 1 month free on all apartments
1 Bedroom 1 Bath A/3: 1 month free on all apartments
1 Bedroom 1 Bath A/4: 1 month free on all apartments
1 Bedroom 1 Bath A/5: 1 month free on all apartments
1 Bedroom 1 Bath A/6: 1 month free on all apartments
1 Bedroom 1 Bath A/7: 1 month free on all apartments
2 Bedroom 2 Bath B: 1 month free on all apartments
2 Bedroom 2 Bath C: 1 month free on all apartments

2 Bedroom 2 Bath - C/1: 1 month free on all apartments
2 Bedroom 2 Bath - C/2: 1 month free on all apartments
2 Bedroom 2 Bath - C/3: 1 month free on all apartments
2 Bedroom 2 Bath - C/4: 1 month free on all apartments
2 Bedroom 2 Bath - C/5: 1 month free on all apartments
2 Bedroom 2 Bath - C/6: 1 month free on all apartments
2 Bedroom 2 Bath - C/7: 1 month free on all apartments
2 Bedroom 2 Bath - C/8: 1 month free on all apartments
2 Bedroom 2 Bath - C/9: 1 month free on all apartments
2 Bedroom 2 Bath - C/10: 1 month free on all apartments
2 Bedroom 2 Bath - C11: 1 month free on all apartments
2 Bedroom 2 Bath - C12: 1 month free on all apartments

Concession Notes: 1 month free on all apartments

1 Bedroom 1 Bath A/7 670 2 $0 $1550

2 Bedroom 2 Bath B 1130 4 $0 $2109

2 Bedroom 2 Bath C 910 4 $0 $1802

2 Bedroom 2 Bath - C/1 915 8 $0 $1995

2 Bedroom 2 Bath - C/2 910 2 $0 $2015

2 Bedroom 2 Bath - C/3 950 1 $0 $1850

2 Bedroom 2 Bath - C/4 955 12 $0 $2030

2 Bedroom 2 Bath - C/5 975 2 $0 $2100

2 Bedroom 2 Bath - C/6 1015 2 $0 $2040

2 Bedroom 2 Bath - C/7 1045 1 $0 $2225

2 Bedroom 2 Bath - C/8 1112 2 $0 $2275

2 Bedroom 2 Bath - C/9 1150 4 $0 $2420

2 Bedroom 2 Bath - C/10 1170 4 $0 $2265

2 Bedroom 2 Bath - C11 1300 2 $0 $2520

2 Bedroom 2 Bath - C12 1300 2 $0 $2401

Oak Park City Apartments Total Free
Rent Lease Term Unit Type Sq Ft # Units

Rent
/ Unit

Net
Rent / Unit

Rent per Sq 
Ft

Net Rent 
per

Sq Ft
Total Sq Ft

Gross
Income

Proforma 
Net

Income*
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* Proforma net income is a projected monthly net income based on current survey pricing.
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Kitchen Amenities

Black Appliances X 20% (1/5)

Breakfast Bar X X X X X 80% (4/5)

Ceramic Tile X 20% (1/5)

Dishwasher X X X 40% (2/5)

Dishwasher/Disposal X X X X 80% (4/5)

Fully Applianced Kitchen X X 20% (1/5)

Garbage Disposal X 20% (1/5)

Granite Countertops X X X X X X 100% (5/5)

Hardwood Floor X X 40% (2/5)

Ice Maker X X X X 60% (3/5)

Kitchen Center Island X X 20% (1/5)

Maple Cabinets X X X 40% (2/5)

Microwave X X X X X X 100% (5/5)

Range - Gas X X X X 80% (4/5)

Refrigerator X X X X X 80% (4/5)

Self-Cleaning Oven X X X X 60% (3/5)

Stainless Steel Appliances X X X X 60% (3/5)

Stove - Gas X X X X 80% (4/5)

Stove/ Range X X 20% (1/5)

Stove/Range - Electric X 0% (0/5)

Washer/Dryer X X X X X 80% (4/5)

Washer/Dryer Connection X 20% (1/5)

Whirpool Electric Appliances X 20% (1/5)

Living Area Amenities

9 ft. Ceilings X X X X X 80% (4/5)

Fireplace X 20% (1/5)

Tile Entry X X X 40% (2/5)

Amenity Comparison

Comps With
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Vaulted Ceilings X 20% (1/5)

Bathroom Amenities

Garden Tub(s) X X X X 60% (3/5)

Vanity X X X X 60% (3/5)

Vent Fan X 20% (1/5)

Walk-in Shower X 0% (0/5)

Views

City View X X X X X 80% (4/5)

Misc. /  Bedroom Amenities

10 ft Ceilings X 0% (0/5)

8 ft Ceilings X 20% (1/5)

Air Conditioning X X X X X 80% (4/5)

Attached Garages X X X X 60% (3/5)

Berber Carpet X X 20% (1/5)

Blinds or Window Coverings X X X 40% (2/5)

Cable Ready X X 40% (2/5)

Carpet X X X X X 80% (4/5)

Ceramic Tile X X X 40% (2/5)

Curved Shower Rods X X X 40% (2/5)

Den//Loft X X 20% (1/5)

Digital Thermostat X X 20% (1/5)

Fire Sprinkler X X X X 60% (3/5)

Gas Heating X X X 40% (2/5)

Hall Closet X X X 40% (2/5)

Hardwood Floors X 20% (1/5)

Linen Closet X 20% (1/5)

Outside Storage X 0% (0/5)

Patio/ Balcony X X X X 60% (3/5)

Amenity Comparison

Comps With
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Spacious Closets X X X 40% (2/5)

Storage X X X X X 80% (4/5)

Tile F loors X X 20% (1/5)

Track Lighting X 0% (0/5)

Views Available X X X X 60% (3/5)

Walk-in Closet X X X 40% (2/5)

Common Amenities Amenities

24 hr Emergency Maintenance X X X X X X 100% (5/5)

24hr access Indoor Central Mail room X X X X 60% (3/5)

Aerobic Area X X X 40% (2/5)

Assigned Parking X X X 60% (3/5)

Basketball Court(s) X X X 60% (3/5)

BBQ Picnic Area X X X X X 80% (4/5)

Bicycle Storage X X X X X 80% (4/5)

Billiards Room X X X 60% (3/5)

Business Center X X X X X X 100% (5/5)

Car Wash/Car Care Center X 20% (1/5)

Cleaning Service X 20% (1/5)

Clothes Care Center X X 40% (2/5)

Clubhouse X X X X X 80% (4/5)

Coffee Bar X X X X X X 100% (5/5)

Community Room X X X X X 80% (4/5)

Concierge Service X X X X X 80% (4/5)

Conference Room X X 40% (2/5)

Controlled Access X X X X X X 100% (5/5)

Covered Parking X X X X X X 100% (5/5)

Dog Run X X 40% (2/5)

Doorman X X 40% (2/5)

Amenity Comparison

Comps With
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Dry-cleaning Service X X X 40% (2/5)

Elevators X X X X X X 100% (5/5)

Fitness Center X X X X X X 100% (5/5)

Furnished/Corp X X X X 60% (3/5)

Game Room X 20% (1/5)

Garage-Attached X X X 40% (2/5)

Garage-Detached X 20% (1/5)

Garage-Direct Access X 0% (0/5)

Garages-Underground X 20% (1/5)

Green Roof X X X 40% (2/5)

Guest Suite(s) X X 40% (2/5)

High-Speed Internet X X X X 60% (3/5)

Internet Cafe X X X 40% (2/5)

Jacuzzi/Hot Tub X X 40% (2/5)

Keyless Entry Systems X X X X X 80% (4/5)

Laundry Room(s) X X X X 80% (4/5)

Library X 20% (1/5)

Limited Access X 20% (1/5)

Media Room X X 40% (2/5)

Meeting Room X X 20% (1/5)

Movie Theater X X X 60% (3/5)

Near Public Transportaion X X X X X X 100% (5/5)

Nighttime Security Guard X X 40% (2/5)

On-site Retail X X X X 60% (3/5)

Outdoor Fire Pit X X 40% (2/5)

Parking Garage X X X X X X 100% (5/5)

Parking-Assigned X X X 60% (3/5)

Parking-Guest X X X X 60% (3/5)

Pets Accepted

Amenity Comparison

Comps With
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X X X X X X 100% (5/5)

Poker Table X 20% (1/5)

Pool Deck X X 40% (2/5)

Pool Table X X X 60% (3/5)

Pool(s) X 20% (1/5)

Pool(s), Heated X X 40% (2/5)

Poolside Cabana X X 40% (2/5)

Private Entry X 20% (1/5)

Property Ice Machine X X 40% (2/5)

Require Renters Insurance X X X X X 80% (4/5)

Resident Activities/Functions X X X X X 80% (4/5)

Resident Lounge X X X X X 80% (4/5)

Satellite TV X X 40% (2/5)

Sauna X X 40% (2/5)

Security System X X 40% (2/5)

Smoke Free Building X X X X 60% (3/5)

Social/Cyber Lounges X X X 40% (2/5)

Spa X X X 60% (3/5)

Storage Units Available X X X X 60% (3/5)

Theatre Room X X X 60% (3/5)

Volleyball Court X 20% (1/5)

Wi-Fi Hot Spots X X X X X X 100% (5/5)

Yoga Room X X X 40% (2/5)

Amenity Comparison

Comps With

For use by original recipient only. It is illegal to forward or otherwise distribute without permission.

Onsite Collected Data Compiled by MarketSurveyTools.com ©2007 - 2015Page 15 of 24



Utilities

Oak Park Place
$75 $50 $10 20-25

100 Forest Place
$75 $50 $50 $15

180 North Jefferson

Alta at K Station
$50

Echelon at K Station

Oak Park City Apartments

 Property Pays                 Resident Pays

PROPERTY Air Conditioning Cable / Satellite Electric Gas Heat System Hot Water Internet Pest Control Telephone Trash Water Water / Sewer
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Rentable Items

Oak Park Place

Bike Storage $0

Parking Garage $80

Storage Units $20-50

100 Forest Place

Storage Units $15

Underground Parking $120

180 North Jefferson

Assigned Parking $250

Parking Garage $215

Alta at K Station

Parking Garage $235

Storage Units $20-45

Echelon at K Station

Assigned Parking $295

Guest Suite $100

Parking Garage $215

Storage Units $20

Oak Park City Apartments

Storage Units $10

Underground Parking $110
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** Propert ies  with an occupancy less than 85% are exc luded from the survey average.
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If a property does not appear on the map, it is because Google's mapping service did not return a location marker for that property's address.

A) Oak Park Place
B) 100 Forest Place
C) 180 North Jefferson
D) Alta at K Station
E) Echelon at K Station
F) Oak Park City Apartments
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* Proforma net income is a projected monthly net income based on current survey pricing.
** Properties with an occupancy less than 85% are excluded from survey averages

The Park Evanston 1997 283 / 23 283 / 23 94.7% 261,476 923.94 $617,847 $2.36 $2,183.20 $2,183.20 $2.36 $617,847

1717 Evanston 2013 175 / 31 175 / 31 89% 159,462 911.21 $413,123 $2.59 $2,360.70 $2,268.39 $2.49 $396,968

415 Premier Apartments 2008 221 / 17 221 / 17 94.1% 184,821 836.29 $321,841 $1.74 $1,456.29 $1,456.29 $1.74 $321,841

Amli Evanston 2013 195 / 39 195 / 39 95.31% 181,860 932.62 $409,260 $2.25 $2,098.77 $2,098.77 $2.25 $409,260

Central Station 2013 80 / 12 80 / 12 96.25% 76,990 962.38 $183,695 $2.39 $2,296.19 $2,296.19 $2.39 $183,695

E2 Apartments 2015 356 / 22 356 / 22 **73.94% 281,952 792.00 $778,485 $2.76 $2,186.76 $2,186.76 $2.76 $778,485

Evanston Place 1990 189 / 13 189 / 13 95% 160,925 851.46 $444,061 $2.76 $2,349.53 $2,349.53 $2.76 $444,061

The Reserve at Evanston 2003 196 / 21 196 / 21 **84.97% 164,585 839.72 $368,753 $2.24 $1,881.39 $1,881.39 $2.24 $368,753

Survey Totals 1695 /
178

1695 / 
178

1,472,071 7,049.61 $3,537,064 $16,812.83 $16,720.52 $3,520,910

Survey Average 2006 212 212 94% 184,009 881.20 $442,133 $2.39 $2,101.60 $2,090.07 $2.37 $440,114

Comp Average 2008 202 202 94% 172,942 875.10 $417,031 $2.39 $2,089.95 $2,076.76 $2.38 $414,723

Calculations based on floor plans in your survey with a non-zero market rent.

Property
Year
Built

Total
# Units/FP

Shopped
# Units/FP OCC %

Total Sq.  
Ft.

Avg Sq.
Ft.

Gross 
Income

Avg $ / Sq.
Ft. Avg $ / Unit

Avg Net
Rent

Net Avg $ / 
Sq. Ft.

Proforma Net
Income*

s11-pke $0 12 Eff. 514 1 $1,526 $1,526 $2.97 $2.97 514 $1,526 $1,526

s21-pke $0 12 Eff. 536 13 $1,594 $1,594 $2.97 $2.97 6,968 $20,722 $20,722

s31-pke $0 12 Eff. 540 14 $1,553 $1,553 $2.88 $2.88 7,560 $21,742 $21,742

a11-pke $0 12 1x1 589 2 $1,539 $1,539 $2.61 $2.61 1,178 $3,078 $3,078

a21-pke $0 12 1x1 606 23 $1,686 $1,686 $2.78 $2.78 13,938 $38,778 $38,778

a31-pke $0 12 1x1 694 13 $1,641 $1,641 $2.36 $2.36 9,022 $21,333 $21,333

a41-pke $0 12 1x1 712 15 $1,721 $1,721 $2.42 $2.42 10,680 $25,815 $25,815

a51-pke $0 12 1x1 742 15 $1,741 $1,741 $2.35 $2.35 11,130 $26,115 $26,115

a61-pke $0 12 1x1 763 21 $1,814 $1,814 $2.38 $2.38 16,023 $38,094 $38,094

a71-pke $0 12 1x1 800 23 $1,813 $1,813 $2.27 $2.27 18,400 $41,699 $41,699

a81-pke $0 12 1x1 763 2 $1,503 $1,503 $1.97 $1.97 1,526 $3,006 $3,006

a91-pke $0 12 1x1 769 2 $1,650 $1,650 $2.15 $2.15 1,538 $3,300 $3,300

ad1-ke $0 12 1x1.5 1094 19 $2,124 $2,124 $1.94 $1.94 20,786 $40,356 $40,356

b11.5-pke $0 12 2x1.5 1017 7 $2,427 $2,427 $2.39 $2.39 7,119 $16,989 $16,989

b22-pke $0 12 2x2 1097 11 $2,529 $2,529 $2.31 $2.31 12,067 $27,819 $27,819

b32-pke $0 12 2x2 1107 23 $2,646 $2,646 $2.39 $2.39 25,461 $60,858 $60,858

b42-pke $0 12 2x2 1121 21 $2,632 $2,632 $2.35 $2.35 23,541 $55,272 $55,272

The Park Evanston Total Free
Rent Lease Term Unit Type Sq Ft # Units Rent

/ Unit
Net

Rent / Unit
Rent per Sq 

Ft

Net Rent 
per

Sq Ft
Total Sq Ft Gross

Income

Proforma 
Net

Income*
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* Proforma net income is a projected monthly net income based on current survey pricing.

b52-pke $0 12 2x2 1148 14 $2,564 $2,564 $2.23 $2.23 16,072 $35,896 $35,896

b62-pke $0 12 2x2 1149 15 $2,559 $2,559 $2.23 $2.23 17,235 $38,385 $38,385

b72-pke $0 12 2x2 1266 7 $2,792 $2,792 $2.21 $2.21 8,862 $19,544 $19,544

b82-pke $0 12 2x2 1315 7 $2,672 $2,672 $2.03 $2.03 9,205 $18,704 $18,704

c12.5-pke $0 12 3x2.5 1437 7 $4,040 $4,040 $2.81 $2.81 10,059 $28,280 $28,280

c22.5-pke $0 12 3x2.5 1574 8 $3,817 $3,817 $2.43 $2.43 12,592 $30,536 $30,536

TOTALS $0 283 261,476 $617,847 $617,847

AVERAGES $0 12 923.94 12.3 2,183.20 2,183.20 $2.36 $2.36 11,369 $26,863 $26,863

F loorplan Comments: 

Concession Notes: No Concessions -Using Yieldstar Revenue Management

Traffic: 3 Leases: 0 Market Rating: B

Market Segment(s): Convent ional / Market Rate,  Highrise

The Park Evanston Total Free
Rent Lease Term Unit Type Sq Ft # Units

Rent
/ Unit

Net
Rent / Unit

Rent per Sq 
Ft

Net Rent 
per

Sq Ft
Total Sq Ft

Gross
Income

Proforma 
Net

Income*

A1 $0 12 Eff. 514 7 $1,680 $1,680 $3.27 $3.27 3,598 $11,760 $11,760

B1 $1,820 12 1x1 656 8 $1,865 $1,713 $2.84 $2.61 5,248 $14,920 $13,707

B2 $1,900 12 1x1 681 8 $1,850 $1,692 $2.72 $2.48 5,448 $14,800 $13,533

B3 $1,850 12 1x1 714 2 $1,875 $1,721 $2.63 $2.41 1,428 $3,750 $3,442

B4 $1,900 12 1x1 751 5 $2,045 $1,887 $2.72 $2.51 3,755 $10,225 $9,433

B5 $1,915 12 1x1 786 1 $1,975 $1,815 $2.51 $2.31 786 $1,975 $1,815

B6 $2,075 12 1x1 795 7 $2,070 $1,897 $2.60 $2.39 5,565 $14,490 $13,280

B7 $1,985 12 1x1 799 20 $2,105 $1,940 $2.63 $2.43 15,980 $42,100 $38,792

B8 $2,070 12 1x1 882 6 $2,225 $2,053 $2.52 $2.33 5,292 $13,350 $12,315

B9 $2,025 12 1x1 917 7 $2,220 $2,051 $2.42 $2.24 6,419 $15,540 $14,359

B10 $0 12 1x1.5 991 1 $2,345 $2,345 $2.37 $2.37 991 $2,345 $2,345

B11 $0 12 1x1.5 997 4 $2,415 $2,415 $2.42 $2.42 3,988 $9,660 $9,660

1717 Evanston Total Free
Rent

Lease Term Unit Type Sq Ft # Units Rent
/ Unit

Net
Rent / Unit

Rent per Sq 
Ft

Net Rent
per

Sq Ft
Total Sq Ft Gross

Income

Proforma 
Net

Income*

For use by original recipient only. It is illegal to forward or otherwise distribute without permission.

Onsite Collected Data Compiled by MarketSurveyTools.com ©2007 - 2015Page 3 of 27



C1 $0 12 2x2 1050 7 $2,653 $2,653 $2.53 $2.53 7,350 $18,568 $18,568

C2 $0 12 2x2 1071 7 $2,588 $2,588 $2.42 $2.42 7,497 $18,113 $18,113

C3 $0 12 2x2 1181 5 $2,848 $2,848 $2.41 $2.41 5,905 $14,238 $14,238

C4 $0 12 2x2 1217 7 $2,970 $2,970 $2.44 $2.44 8,519 $20,790 $20,790

C5 $0 12 2x2 1223 7 $2,980 $2,980 $2.44 $2.44 8,561 $20,860 $20,860

C6 $0 12 2x2.5 1253 1 $3,075 $3,075 $2.45 $2.45 1,253 $3,075 $3,075

C7 $0 12 2x2 1261 8 $3,175 $3,175 $2.52 $2.52 10,088 $25,400 $25,400

D1 $0 12 3x2 1281 7 $3,550 $3,550 $2.77 $2.77 8,967 $24,850 $24,850

D2 $0 12 3x2 1411 7 $3,918 $3,918 $2.78 $2.78 9,877 $27,423 $27,423

A1A $0 12 Eff. 575 7 $1,790 $1,790 $3.11 $3.11 4,025 $12,530 $12,530

B3A $1,863 12 1x1 728 5 $2,005 $1,850 $2.75 $2.54 3,640 $10,025 $9,249

B4A $1,985 12 1x1 771 1 $2,045 $1,880 $2.65 $2.44 771 $2,045 $1,880

B6A $1,972 12 1x1 799 13 $1,965 $1,801 $2.46 $2.25 10,387 $25,545 $23,408

B6B $1,995 12 1x1 819 1 $2,005 $1,839 $2.45 $2.25 819 $2,005 $1,839

B7A $1,845 12 1x1 819 1 $1,965 $1,811 $2.40 $2.21 819 $1,965 $1,811

B7B $2,005 12 1x1 821 7 $2,113 $1,945 $2.57 $2.37 5,747 $14,788 $13,618

B7C $1,902 12 1x1 831 6 $1,985 $1,826 $2.39 $2.20 4,986 $11,910 $10,959

B8A $0 12 Eff. 902 1 $2,085 $2,085 $2.31 $2.31 902 $2,085 $2,085

B7D $1,925 12 1x1 851 1 $1,995 $1,835 $2.34 $2.16 851 $1,995 $1,835

TOTALS $33,032 175 159,462 $413,123 $396,968

AVERAGES $1,066 12 911.21 5.6 2,360.70 2,268.39 $2.59 $2.49 5,144 $13,327 $12,805

Concessions Details

Traffic: 14 Leases: 2 Market Rating: A

Market Segment(s): Conventional / Market Rate, Midrise

Sq. Ft. # Units Recurring One-time

B1 656 8 $151.67 $0

B2 681 8 $158.33 $0

B3 714 2 $154.16 $0

B4 751 5 $158.33 $0

1717 Evanston Total Free
Rent Lease Term Unit Type Sq Ft # Units

Rent
/ Unit

Net
Rent / Unit

Rent per Sq 
Ft

Net Rent
per

Sq Ft
Total Sq Ft

Gross
Income

Proforma 
Net

Income*
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* Proforma net income is a projected monthly net income based on current survey pricing.

F loorplan Comments: 

Concession Notes: One month free on studio, 1 BD and 2 BDS, and 1 and a half  month free on 3 BD if  move in by August.

B5 786 1 $159.58 $0

B6 795 7 $172.92 $0

B7 799 20 $165.42 $0

B8 882 6 $172.5 $0

B9 917 7 $168.75 $0

B3A 728 5 $155.21 $0

B4A 771 1 $165.42 $0

B6A 799 13 $164.37 $0

B6B 819 1 $166.25 $0

B7A 819 1 $153.75 $0

B7B 821 7 $167.08 $0

B7C 831 6 $158.54 $0

B7D 851 1 $160.42 $0

1717 Evanston Total Free
Rent Lease Term Unit Type Sq Ft # Units

Rent
/ Unit

Net
Rent / Unit

Rent per Sq 
Ft

Net Rent
per

Sq Ft
Total Sq Ft

Gross
Income

Proforma 
Net

Income*

STUDIO $0 12 Eff. 518 13 $1,180 $1,180 $2.28 $2.28 6,734 $15,340 $15,340

STUDIO $0 12 Eff. 584 13 $1,180 $1,180 $2.02 $2.02 7,592 $15,340 $15,340

ONE BEDROOM $0 12 1x1 657 13 $1,223 $1,223 $1.86 $1.86 8,541 $15,899 $15,899

ONE BEDROOM $0 12 1x1 699 13 $1,201 $1,201 $1.72 $1.72 9,087 $15,613 $15,613

ONE BEDROOM $0 12 1x1 706 13 $1,430 $1,430 $2.03 $2.03 9,178 $18,590 $18,590

ONE BEDROOM $0 12 1x1 726 13 $1,430 $1,430 $1.97 $1.97 9,438 $18,590 $18,590

ONE BEDROOM $0 12 1x1 742 13 $1,430 $1,430 $1.93 $1.93 9,646 $18,590 $18,590

ONE BEDROOM $0 12 1x1 759 13 $1,201 $1,201 $1.58 $1.58 9,867 $15,613 $15,613

ONE BEDROOM $0 12 1x1 783 13 $1,430 $1,430 $1.83 $1.83 10,179 $18,590 $18,590

ONE BEDROOM $0 12 1x1 798 13 $1,442 $1,442 $1.81 $1.81 10,374 $18,746 $18,746

ONE BEDROOM $0 12 1x1 800 13 $1,442 $1,442 $1.80 $1.80 10,400 $18,746 $18,746

ONE BEDROOM $0 12 1x1 806 13 $1,442 $1,442 $1.79 $1.79 10,478 $18,746 $18,746

415 Premier Apartments Total Free
Rent

Lease Term Unit Type Sq Ft # Units Rent
/ Unit

Net
Rent / Unit

Rent per Sq 
Ft

Net Rent 
per

Sq Ft
Total Sq Ft Gross

Income

Proforma 
Net

Income*
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* Proforma net income is a projected monthly net income based on current survey pricing.

ONE BEDROOM $0 12 1x1 839 13 $1,442 $1,442 $1.72 $1.72 10,907 $18,746 $18,746

TWO BEDROOM $0 12 2x2 1133 13 $1,750 $1,750 $1.54 $1.54 14,729 $22,750 $22,750

TWO BEDROOM $0 12 2x2 1149 13 $1,750 $1,750 $1.52 $1.52 14,937 $22,750 $22,750

TWO BEDROOM $0 12 2x2 1238 13 $1,892 $1,892 $1.53 $1.53 16,094 $24,596 $24,596

TWO BEDROOM $0 12 2x2 1280 13 $1,892 $1,892 $1.48 $1.48 16,640 $24,596 $24,596

TOTALS $0 221 184,821 $321,841 $321,841

AVERAGES $0 12 836.29 13.0 1,456.29 1,456.29 $1.74 $1.74 10,872 $18,932 $18,932

F loorplan Comments: 

Concession Notes: No concession

Revenue Management: LRO Traffic: 3 Leases: 2

Market Rating: A Market Segment(s): Convent ional / Market Rate, Midrise

415 Premier Apartments Total Free
Rent Lease Term Unit Type Sq Ft # Units

Rent
/ Unit

Net
Rent / Unit

Rent per Sq 
Ft

Net Rent 
per

Sq Ft
Total Sq Ft

Gross
Income

Proforma 
Net

Income*

E1 $0 12 Eff. 500 4 $1,580 $1,580 $3.16 $3.16 2,000 $6,320 $6,320

E2 $0 12 Eff. 633 1 $1,425 $1,425 $2.25 $2.25 633 $1,425 $1,425

A2a $0 12 1x1 652 8 $1,875 $1,875 $2.88 $2.88 5,216 $15,000 $15,000

A2 $0 12 1x1 632 3 $1,728 $1,728 $2.73 $2.73 1,896 $5,184 $5,184

A3f $0 12 1x1 769 4 $1,856 $1,856 $2.41 $2.41 3,076 $7,424 $7,424

A3c $0 12 1x1 759 3 $1,876 $1,876 $2.47 $2.47 2,277 $5,628 $5,628

A3g $0 12 1x1 785 24 $1,775 $1,775 $2.26 $2.26 18,840 $42,600 $42,600

A3d $0 12 1x1 762 16 $1,710 $1,710 $2.24 $2.24 12,192 $27,360 $27,360

A3 $0 12 1x1 705 8 $1,710 $1,710 $2.43 $2.43 5,640 $13,680 $13,680

A3b $0 12 1x1 732 4 $1,750 $1,750 $2.39 $2.39 2,928 $7,000 $7,000

A3a $0 12 1x1 720 4 $1,700 $1,700 $2.36 $2.36 2,880 $6,800 $6,800

A3e $0 12 1x1 762 4 $1,755 $1,755 $2.30 $2.30 3,048 $7,020 $7,020

A3i $0 12 1x1 797 4 $1,775 $1,775 $2.23 $2.23 3,188 $7,100 $7,100

Amli Evanston Total Free
Rent Lease Term Unit Type Sq Ft # Units Rent

/ Unit
Net

Rent / Unit
Rent per Sq 

Ft

Net Rent
per

Sq Ft
Total Sq Ft Gross

Income

Proforma 
Net

Income*

For use by original recipient only. It is illegal to forward or otherwise distribute without permission.

Onsite Collected Data Compiled by MarketSurveyTools.com ©2007 - 2015Page 6 of 27



A4 $0 12 1x1 809 4 $1,815 $1,815 $2.24 $2.24 3,236 $7,260 $7,260

A3h $0 12 1x1 796 4 $1,775 $1,775 $2.23 $2.23 3,184 $7,100 $7,100

A4a $0 12 1x1 810 4 $1,835 $1,835 $2.27 $2.27 3,240 $7,340 $7,340

A4b $0 12 1x1 829 4 $1,860 $1,860 $2.24 $2.24 3,316 $7,440 $7,440

A4d $0 12 1x1 888 4 $1,775 $1,775 $2.00 $2.00 3,552 $7,100 $7,100

A4c $0 12 1x1 829 4 $1,885 $1,885 $2.27 $2.27 3,316 $7,540 $7,540

A5a $0 12 1x1 948 8 $1,930 $1,930 $2.04 $2.04 7,584 $15,440 $15,440

A4e $0 12 1x1 888 8 $1,865 $1,865 $2.10 $2.10 7,104 $14,920 $14,920

A5 $0 12 1x1 922 4 $2,040 $2,040 $2.21 $2.21 3,688 $8,160 $8,160

A6D $0 12 1x1 1053 4 $2,270 $2,270 $2.16 $2.16 4,212 $9,080 $9,080

A8D $0 12 1x1 1237 4 $2,345 $2,345 $1.90 $1.90 4,948 $9,380 $9,380

B5 $0 12 2x2 1000 4 $2,305 $2,305 $2.31 $2.31 4,000 $9,220 $9,220

C4 $0 12 2x2 1048 4 $2,260 $2,260 $2.16 $2.16 4,192 $9,040 $9,040

C4a $0 12 2x2 1064 4 $2,415 $2,415 $2.27 $2.27 4,256 $9,660 $9,660

C5a $0 12 2x2 1170 8 $2,360 $2,360 $2.02 $2.02 9,360 $18,880 $18,880

C5 $0 12 2x2 1163 4 $2,766 $2,766 $2.38 $2.38 4,652 $11,064 $11,064

C6 $0 12 2x2 1200 4 $2,480 $2,480 $2.07 $2.07 4,800 $9,920 $9,920

C6a $0 12 2x2 1261 4 $2,973 $2,973 $2.36 $2.36 5,044 $11,892 $11,892

C6b $0 12 2x2 1262 4 $2,525 $2,525 $2.00 $2.00 5,048 $10,100 $10,100

C6d $0 12 2x2 1278 1 $2,715 $2,715 $2.12 $2.12 1,278 $2,715 $2,715

C6c $0 12 2x2 1274 3 $3,023 $3,023 $2.37 $2.37 3,822 $9,069 $9,069

C8D $0 12 2x2 1460 3 $3,095 $3,095 $2.12 $2.12 4,380 $9,285 $9,285

C9D $0 12 2x2 1590 1 $3,170 $3,170 $1.99 $1.99 1,590 $3,170 $3,170

D5 $0 12 3x2 1462 4 $3,375 $3,375 $2.31 $2.31 5,848 $13,500 $13,500

D6a $0 12 3x2 1557 4 $3,605 $3,605 $2.32 $2.32 6,228 $14,420 $14,420

D6 $0 12 3x2 1542 4 $3,506 $3,506 $2.27 $2.27 6,168 $14,024 $14,024

TOTALS $0 195 181,860 $409,260 $409,260

AVERAGES $0 12 932.62 5.0 2,098.77 2,098.77 $2.25 $2.25 4,663 $10,494 $10,494

Traffic: 12 Leases: 2 Market Rating: A

Market Segment(s): Conventional / Market Rate, Midrise

Amli Evanston Total Free
Rent Lease Term Unit Type Sq Ft # Units

Rent
/ Unit

Net
Rent / Unit

Rent per Sq 
Ft

Net Rent
per

Sq Ft
Total Sq Ft

Gross
Income

Proforma 
Net

Income*
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* Proforma net income is a projected monthly net income based on current survey pricing.

* Proforma net income is a projected monthly net income based on current survey pricing.

F loorplan Comments: 

Concession Notes : No current concessions

Amli Evanston Total Free
Rent Lease Term Unit Type Sq Ft # Units

Rent
/ Unit

Net
Rent / Unit

Rent per Sq 
Ft

Net Rent
per

Sq Ft
Total Sq Ft

Gross
Income

Proforma 
Net

Income*

E1 $0 12 Conv. 590 6 $1,540 $1,540 $2.61 $2.61 3,540 $9,240 $9,240

E2 $0 12 Conv. 635 2 $1,560 $1,560 $2.46 $2.46 1,270 $3,120 $3,120

A3 $0 12 1x1 850 12 $2,000 $2,000 $2.35 $2.35 10,200 $24,000 $24,000

A2 $0 12 1x1 825 18 $1,943 $1,943 $2.35 $2.35 14,850 $34,965 $34,965

A1 $0 12 1x1 785 6 $1,790 $1,790 $2.28 $2.28 4,710 $10,740 $10,740

B5 $0 12 1x1 885 6 $2,200 $2,200 $2.49 $2.49 5,310 $13,200 $13,200

B1 $0 12 2x2 1185 2 $2,900 $2,900 $2.45 $2.45 2,370 $5,800 $5,800

B4 $0 12 2x2 1230 4 $2,835 $2,835 $2.30 $2.30 4,920 $11,340 $11,340

B3 $0 12 2x2 1305 6 $2,970 $2,970 $2.28 $2.28 7,830 $17,820 $17,820

C1 $0 12 3x2 1485 4 $3,630 $3,630 $2.44 $2.44 5,940 $14,520 $14,520

A4 $0 12 1x1 855 2 $1,880 $1,880 $2.20 $2.20 1,710 $3,760 $3,760

B2 $0 12 2x2 1195 12 $2,933 $2,933 $2.45 $2.45 14,340 $35,190 $35,190

TOTALS $0 80 76,990 $183,695 $183,695

AVERAGES $0 12 962.38 6.7 2,296.19 2,296.19 $2.39 $2.39 6,416 $15,308 $15,308

F loorplan Comments: 

Concession Notes: No concess ions 

Revenue Management: Traffic: 5 Leases: 1

Market Rating: A Market Segment(s): Convent ional / Market Rate, Midrise

Central Station Total Free
Rent Lease Term Unit Type Sq Ft # Units Rent

/ Unit
Net

Rent / Unit
Rent per Sq 

Ft

Net Rent
per

Sq Ft
Total Sq Ft Gross

Income

Proforma 
Net

Income*
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S1 Studio $0 12 Eff. 505 23 $1,621 $1,621 $3.21 $3.21 11,615 $37,283 $37,283

S2 Studio $0 12 Eff. 508 13 $1,618 $1,618 $3.19 $3.19 6,604 $21,034 $21,034

S3 Studio $0 12 Eff. 542 11 $1,668 $1,668 $3.08 $3.08 5,962 $18,348 $18,348

S4 Studio $0 12 Eff. 486 1 $1,725 $1,725 $3.55 $3.55 486 $1,725 $1,725

1A $0 12 1x1 603 58 $1,770 $1,770 $2.94 $2.94 34,974 $102,660 $102,660

1B $0 12 1x1 725 13 $1,918 $1,918 $2.65 $2.65 9,425 $24,934 $24,934

1C $0 12 1x1 735 14 $2,073 $2,073 $2.82 $2.82 10,290 $29,022 $29,022

1D $0 12 1x1 721 48 $1,956 $1,956 $2.71 $2.71 34,608 $93,888 $93,888

1E $0 12 1x1 723 70 $1,985 $1,985 $2.75 $2.75 50,610 $138,950 $138,950

1F $0 12 1x1 616 1 $1,700 $1,700 $2.76 $2.76 616 $1,700 $1,700

2A $0 12 2x2 958 12 $2,537 $2,537 $2.65 $2.65 11,496 $30,444 $30,444

2B $0 12 2x2 934 12 $2,476 $2,476 $2.65 $2.65 11,208 $29,712 $29,712

2C $0 12 2x2 1015 12 $2,620 $2,620 $2.58 $2.58 12,180 $31,440 $31,440

2D $0 12 2x2 1095 10 $2,795 $2,795 $2.55 $2.55 10,950 $27,950 $27,950

2E $0 12 2x2 1097 13 $2,936 $2,936 $2.68 $2.68 14,261 $38,168 $38,168

2F $0 12 2x2 1046 10 $2,650 $2,650 $2.53 $2.53 10,460 $26,500 $26,500

2G $0 12 2x2 1031 11 $2,682 $2,682 $2.60 $2.60 11,341 $29,502 $29,502

2H $0 12 2x1.5 808 1 $2,450 $2,450 $3.03 $3.03 808 $2,450 $2,450

3A $0 12 3x2 1298 11 $3,825 $3,825 $2.95 $2.95 14,278 $42,075 $42,075

3B $0 12 3x2.5 1635 9 $4,200 $4,200 $2.57 $2.57 14,715 $37,800 $37,800

3C $0 12 3x3.5 1751 1 $4,500 $4,500 $2.57 $2.57 1,751 $4,500 $4,500

3D $0 12 3x2.5 1657 2 $4,200 $4,200 $2.53 $2.53 3,314 $8,400 $8,400

TOTALS $0 356 281,952 $778,485 $778,485

AVERAGES $0 12 792.00 16.2 2,186.76 2,186.76 $2.76 $2.76 12,816 $35,386 $35,386

F loorplan Comments: 

Traffic: 11 Leases: 2 Market Rating: A

Market Segment(s): Convent ional / Market Rate,  Highrise

E2 Apartments Total Free
Rent Lease Term Unit Type Sq Ft # Units

Rent
/ Unit

Net
Rent / Unit

Rent per Sq 
Ft

Net Rent 
per

Sq Ft
Total Sq Ft

Gross
Income

Proforma 
Net

Income*
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* Proforma net income is a projected monthly net income based on current survey pricing.

* Proforma net income is a projected monthly net income based on current survey pricing.

Concess ion Notes : No concessions. 50% commission to brokers.

E2 Apartments Total Free
Rent Lease Term Unit Type Sq Ft # Units

Rent
/ Unit

Net
Rent / Unit

Rent per Sq 
Ft

Net Rent 
per

Sq Ft
Total Sq Ft

Gross
Income

Proforma 
Net

Income*

STUDIO $0 12 Eff. 550 16 $1,589 $1,589 $2.89 $2.89 8,800 $25,424 $25,424

CONVERTIBLE $0 12 1x1 657 32 $2,001 $2,001 $3.05 $3.05 21,024 $64,032 $64,032

ONE BEDROOM $0 12 1x1 757 32 $1,869 $1,869 $2.47 $2.47 24,224 $59,808 $59,808

ONE BEDROOM $0 12 1x1 812 15 $2,322 $2,322 $2.86 $2.86 12,180 $34,830 $34,830

ONE BEDROOM $0 12 1x1 835 9 $2,169 $2,169 $2.60 $2.60 7,515 $19,521 $19,521

ONE BEDROOM $0 12 1x1 852 8 $2,194 $2,194 $2.58 $2.58 6,816 $17,552 $17,552

ONE BEDROOM $0 12 1x1 878 14 $2,502 $2,502 $2.85 $2.85 12,292 $35,028 $35,028

ONE BEDROOM $0 12 1x1 958 15 $2,590 $2,590 $2.70 $2.70 14,370 $38,850 $38,850

TWO BEDROOM $0 12 2x1 966 16 $3,058 $3,058 $3.17 $3.17 15,456 $48,928 $48,928

TWO BEDROOM $0 12 2x1 1034 8 $3,474 $3,474 $3.36 $3.36 8,272 $27,792 $27,792

TWO BEDROOM $0 12 2x1 1216 15 $2,849 $2,849 $2.34 $2.34 18,240 $42,735 $42,735

TWO BEDROOM $0 12 2x1 1221 8 $3,124 $3,124 $2.56 $2.56 9,768 $24,992 $24,992

THREE BEDROOM $0 12 3x1 1968 1 $4,569 $4,569 $2.32 $2.32 1,968 $4,569 $4,569

TOTALS $0 189 160,925 $444,061 $444,061

AVERAGES $0 12 851.46 14.5 2,349.53 2,349.53 $2.76 $2.76 12,379 $34,159 $34,159

F loorplan Comments: 

Con cession Notes: One month free if moved in by the 9/14

Traffic: 9 Leases: 3 Market Rating: A

Market Segment(s): Midrise, Conventional / Market Rate

Evanston Place Total Free
Rent

Lease Term Unit Type Sq Ft # Units Rent
/ Unit

Net
Rent / Unit

Rent per Sq 
Ft

Net Rent
per

Sq Ft
Total Sq Ft Gross

Income

Proforma 
Net

Income*

The Reserve at Evanston Total Free
Rent Lease Term Unit Type Sq Ft # Units Rent

/ Unit
Net

Rent / Unit
Rent per Sq 

Ft

Net Rent 
per

Sq Ft
Total Sq Ft Gross

Income

Proforma 
Net

Income*
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* Proforma net income is a projected monthly net income based on current survey pricing.

Studio $0 12 Eff. 550 7 $1,467 $1,467 $2.67 $2.67 3,850 $10,269 $10,269

Studio $0 12 Eff. 640 3 $1,489 $1,489 $2.33 $2.33 1,920 $4,467 $4,467

One Bedroom $0 12 1x1 575 4 $1,360 $1,360 $2.37 $2.37 2,300 $5,440 $5,440

One Bedroom $0 12 1x1 630 12 $1,433 $1,433 $2.27 $2.27 7,560 $17,196 $17,196

One Bedroom $0 12 1x1 645 12 $1,447 $1,447 $2.24 $2.24 7,740 $17,364 $17,364

One Bedroom $0 12 1x1 675 8 $1,442 $1,442 $2.14 $2.14 5,400 $11,536 $11,536

One Bedroom $0 12 1x1 705 54 $1,528 $1,528 $2.17 $2.17 38,070 $82,512 $82,512

One Bedroom $0 12 1x1 715 3 $1,493 $1,493 $2.09 $2.09 2,145 $4,479 $4,479

One Bedroom $0 12 1x1 780 8 $1,608 $1,608 $2.06 $2.06 6,240 $12,864 $12,864

Two Bedroom One Bath $0 12 2x1 870 12 $2,123 $2,123 $2.44 $2.44 10,440 $25,476 $25,476

Two Bedroom One Bath $0 12 2x1 890 4 $2,070 $2,070 $2.33 $2.33 3,560 $8,280 $8,280

Two Bedroom $0 12 2x2 1010 14 $2,302 $2,302 $2.28 $2.28 14,140 $32,228 $32,228

Two Bedroom $0 12 2x2 1015 4 $2,253 $2,253 $2.22 $2.22 4,060 $9,012 $9,012

Two Bedroom $0 12 2x2 1040 3 $2,304 $2,304 $2.22 $2.22 3,120 $6,912 $6,912

Two Bedroom $0 12 2x2 1050 6 $2,260 $2,260 $2.15 $2.15 6,300 $13,560 $13,560

Two Bedroom $0 12 2x2 1080 4 $2,253 $2,253 $2.09 $2.09 4,320 $9,012 $9,012

Two Bedroom $0 12 2x2 1090 20 $2,316 $2,316 $2.12 $2.12 21,800 $46,320 $46,320

Two Bedroom $0 12 2x2 1100 8 $2,345 $2,345 $2.13 $2.13 8,800 $18,760 $18,760

Two Bedroom $0 12 2x2 1110 2 $2,349 $2,349 $2.12 $2.12 2,220 $4,698 $4,698

Three Bedroom $0 12 3x3 1205 4 $3,473 $3,473 $2.88 $2.88 4,820 $13,892 $13,892

Three Bedroom $0 12 3x3 1445 4 $3,619 $3,619 $2.50 $2.50 5,780 $14,476 $14,476

TOTALS $0 196 164,585 $368,753 $368,753

AVERAGES $0 12 839.72 9.3 1,881.39 1,881.39 $2.24 $2.24 7,837 $17,560 $17,560

F loorplan Comments: 

Concess ion Notes: "Look and lease" promotion, complete an application within 48 h ours f rom touring, and receive $250 credit.

Revenue Management: Yieldstar Traffic: 5 Leases: 4

Market Rating: A Market Segment(s): Convent ional / Market Rate, Midrise

The Reserve at Evanston Total Free
Rent Lease Term Unit Type Sq Ft # Units

Rent
/ Unit

Net
Rent / Unit

Rent per Sq 
Ft

Net Rent 
per

Sq Ft
Total Sq Ft

Gross
Income

Proforma 
Net

Income*
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Kitchen Amenities

Black Appliances X 14% (1/7)

Breakfast Bar X X 14% (1/7)

Brushed Nickel Hardware X 14% (1/7)

Caesar Stone Countertops X 14% (1/7)

Ceramic Tile X 0% (0/7)

Cherry Cabinetry X 14% (1/7)

Dishwasher X X X X X X 71% (5/7)

Dishwasher/Disposal X X X X 43% (3/7)

Energy Star Appliances X X X X X 71% (5/7)

Espresso Cabinets X 14% (1/7)

Fully Applianced Kitchen X X X X X 57% (4/7)

Garbage Disposal X X X X 57% (4/7)

Granite Countertops X X X 43% (3/7)

Hardwood Floor X X X X 57% (4/7)

Ice Maker X X X X X 71% (5/7)

Kitchen Center Island X X 29% (2/7)

Maple Cabinets X 14% (1/7)

Microwave X X X X X X X X 100% (7/7)

Pantry X X X 43% (3/7)

Quartz Countertops X X 29% (2/7)

Range - Gas X X X X 43% (3/7)

Refrigerator X X X X X X X X 100% (7/7)

Self-Cleaning Oven X X X X X X 71% (5/7)

Side by Side Refrigerator X X 29% (2/7)

Stainless Steel Appliances X X X X 57% (4/7)

Stove - Gas X X X 43% (3/7)

Stove/ Range X X X X 43% (3/7)

Amenity Comparison

Comps With
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Stove/Range - Electric X X 14% (1/7)

Tiled Backsplash X X X X 57% (4/7)

Washer/Dryer X X X X X X X X 100% (7/7)

Washer/Dryer Connection X X 14% (1/7)

Living Area Amenities

9 ft. Ceilings X X X X X X 71% (5/7)

Fiber Wood Flooring X X X 43% (3/7)

Fireplace X 14% (1/7)

Fireplace (gas) X 14% (1/7)

Separate Dining X 14% (1/7)

Tile Entry X X 14% (1/7)

Vaulted Ceilings X 14% (1/7)

Bathroom Amenities

Garden Tub(s) X X X 29% (2/7)

Granite/Marble/Quartz Countertops X X X 43% (3/7)

Heat Lamp X 14% (1/7)

Tile Floors X X 14% (1/7)

Vanity X X X X X 57% (4/7)

Vanity (dual sink) X 14% (1/7)

Vent Fan X X X X 43% (3/7)

Walk-in Shower X 14% (1/7)

Views

City View X X X X X X 71% (5/7)

Courtyard View X X X 43% (3/7)

Lake View X X X X 43% (3/7)

Pool View X X X X 57% (4/7)

Misc. / Bedroom Amenities

10 ft Ceilings X 14% (1/7)

Amenity Comparison

Comps With
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8 ft Ceilings X 0% (0/7)

Air Conditioning X X X X X 57% (4/7)

Attached Garages X 0% (0/7)

Bay Windows X X X 29% (2/7)

Blinds or Window Coverings X X X X X X 71% (5/7)

Cable Ready X X X X X X 71% (5/7)

Carpet X X X 29% (2/7)

Ceiling Fans X X 29% (2/7)

Central Heat/Air Conditioning X X X 29% (2/7)

Ceramic Tile X 14% (1/7)

Computer Nook X 14% (1/7)

Curved Shower Rods X 14% (1/7)

Den//Loft X X X X 43% (3/7)

Digital Thermostat X X 29% (2/7)

Double Paned Windows X X X X 43% (3/7)

Faux Hardwood Plank Floors X 14% (1/7)

Fire Sprinkler X X X X 43% (3/7)

French Doors X 14% (1/7)

Gas Heating X 14% (1/7)

Hall Closet X X X X X 57% (4/7)

Hardwood Floors X X X 43% (3/7)

Linen Closet X X X 29% (2/7)

Miniblinds X X X 43% (3/7)

Monitored Alarms X 0% (0/7)

Multiple Phone Lines X 0% (0/7)

Outside Storage X X 14% (1/7)

Patio/ Balcony X X X X X X 86% (6/7)

Renovated Units X X 14% (1/7)

Spacious Closets

Amenity Comparison

Comps With
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X X X X X X 71% (5/7)

Storage X X X X X X 71% (5/7)

Sunroom X 14% (1/7)

Tile Floors X 0% (0/7)

Track Lighting X X X X X 57% (4/7)

Two Entrances X 14% (1/7)

Views Available X X X X X X 71% (5/7)

Walk-in Closet X X X X X X 71% (5/7)

Common Amenities Amenities

24 hr Emergency Maintenance X X X X X X X 86% (6/7)

24hr access Indoor Central Mail room X X X 29% (2/7)

Access Gates X X 29% (2/7)

Aerobic Area X 14% (1/7)

Assigned Parking X X X X 43% (3/7)

Basketball Court(s) X 14% (1/7)

BBQ Picnic Area X X X X 57% (4/7)

Bicycle Storage X X X X X X X 86% (6/7)

Billiards Room X X 29% (2/7)

Business Center X X X X X X X X 100% (7/7)

Cleaning Service X 14% (1/7)

Clubhouse X X X X X 57% (4/7)

Coffee Bar X X X X X 71% (5/7)

Community Courtyard for Recreation X 14% (1/7)

Community Room X X X X X X 71% (5/7)

Concierge Service X X X 29% (2/7)

Conference Room X X 29% (2/7)

Controlled Access X X 29% (2/7)

Covered Parking X X X X 43% (3/7)

Amenity Comparison

Comps With
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Dog Run X 14% (1/7)

Doorman X X 14% (1/7)

Dry-cleaning Service X X X X 43% (3/7)

Elevators X X X X X X X X 100% (7/7)

Fitness Center X X X X X X X 86% (6/7)

Furnished/Corp X 0% (0/7)

Game Room X 14% (1/7)

Garage-Attached X 14% (1/7)

Garages-Underground X 14% (1/7)

Green Roof X X 29% (2/7)

Guest Suite(s) X X X 43% (3/7)

High-Speed Internet X X X X X 57% (4/7)

Internet Cafe X X X 43% (3/7)

Jacuzzi/Hot Tub X 14% (1/7)

Keyless Entry Systems X 14% (1/7)

Laundry Room(s) X X 14% (1/7)

Limited Access X 14% (1/7)

Media Room X X 29% (2/7)

Meeting Room X X 14% (1/7)

Movie Theater X 14% (1/7)

Near Public Transportaion X X X 43% (3/7)

On-site Retail X X X 29% (2/7)

Outdoor Fire Pit X X X 43% (3/7)

Parking Garage X X X X X X 71% (5/7)

Parking-Assigned X X X X X 71% (5/7)

Parking-Guest X X 14% (1/7)

Pet Park X 14% (1/7)

Pets Accepted X X X X X X X X 100% (7/7)

Pool Deck

Amenity Comparison

Comps With
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X X 29% (2/7)

Pool Table X X X 29% (2/7)

Pool(s) X X X 43% (3/7)

Pool(s), Heated X X X 29% (2/7)

Poolside Cabana X 14% (1/7)

Private Entry X 14% (1/7)

Private Garages X 14% (1/7)

Require Renters Insurance X X 29% (2/7)

Resident Activities/Functions X X 29% (2/7)

Resident Lounge X X X X X X 71% (5/7)

Sauna X 0% (0/7)

Smoke Free Building X X X X 57% (4/7)

Social/Cyber Lounges X X 29% (2/7)

Spa X 14% (1/7)

Storage Units Available X X X X X 71% (5/7)

Theatre Room X X 29% (2/7)

View Premiums X X 29% (2/7)

Wi-Fi Hot Spots X X X X 43% (3/7)

Yoga Room X X 29% (2/7)

Amenity Comparison

Comps With
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Utilities

The Park Evanston

1717 Evanston

415 Premier 
Apartments

Amli Evanston

Central Station
70-120 70-120 70-120

E2 Apartments

Evanston Place

The Reserve at 
Evanston

 Property Pays                 Resident Pays

PROPERTY
Air

Conditioning
Cable /
Satellite

Electric Gas
Heat

System
Hot

Water
Internet

Pest
Control

Resident Utility Billing 
System (RUBS)

Sewer Telephone Trash Water
Water /
Sewer
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Rentable Items

The Park Evanston

Additional Parking $115.00

Assigned Parking $135.00

Bike Storage $10.00

Clubhouse Rental $160.00

Covered/Carport Parking $0

Fitness Facility $0

Garages Available $0

Guest Parking $10.00

Parking Garage $135.00

Storage Units $30.00

Underground Parking ??

Washer/Dryer $0

1717 Evanston

Assigned Parking $125.00-$175.00

Bike Storage ??

Clubhouse Rental $155.00

Covered/Carport Parking ??

Guest Suite $100.00

Parking Garage ??

Private Garage $250.00

Storage Units $25.00-$45.00

Underground Parking ??

415 Premier Apartments

Assigned Parking $100

Bike Storage $0

Clubhouse Rental $200

Fitness Facility $0

Guest Suite $200

Amli Evanston

Parking Garage $135.00

Storage Units $30.00

Central Station

Parking Garage $105-$115

Storage Units $25.00

E2 Apartments

Parking Garage ??

Evanston Place

Assigned Parking $100.000

Clubhouse Rental $125.00

Covered/Carport Parking $115.00

Parking Garage $70.00

Storage Units $55.00

Underground Parking $0

Washer/Dryer $0

The Reserve at Evanston

Assigned Parking $135

Bike Storage $0

Fitness Facility $0

Garages Available $0

Guest Suite $95

Storage Units $35.00

Underground Parking $0
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** Propert ies  with an occupancy less than 85% are exc luded from the survey average.

For use by original recipient only. It is illegal to forward or otherwise distribute without permission.

Onsite Collected Data Compiled by MarketSurveyTools.com ©2007 - 2015Page 25 of 27



For use by original recipient only. It is illegal to forward or otherwise distribute without permission.

Onsite Collected Data Compiled by MarketSurveyTools.com ©2007 - 2015Page 26 of 27



If a property does not appear on the map, it is because Google's mapping service did not return a location marker for that property's address.

A) The Park Evanston
B) 1717 Evanston
C) 415 Premier Apartments
D) Amli Evanston
E) Central Station
F) E2 Apartments
G) Evanston Place
H) The Reserve at Evanston
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Traffic & Parking Impact Study 
Tab 13 

 
 
 
 
 
Please refer to the Traffic and Parking Impact Study for Proposed 
Mixed-Use Development spiral bound presentation, prepared by 
KLOA, which has been included in the back of the binder. 

 



Parking Study 
Tab 14 

 

 

 

Please refer to Section 6 Titled Traffic Study, Page 33, for the Parking 
Analysis. 



Village Services 
Tab 15 

 
 
The target demographic of this community will be young professionals single or 
married without children and between the ages of 25 and 35. Based on this 
demographic we anticipate less than 13 school aged children in the community. 
Therefore there is little impact to the schools and park district. It is also typical 
of this demographic to have fewer police, fire, and ambulance calls than the 
average single family home. Data has been requested from the VOP Police and 
Fire Department as it pertains to calls at Oak Park Place, a comparable property. 
 
Given the urban and mixed use nature of the surrounding area, it is anticipated 
that the development will not have a negative effect on surrounding property 
values. With an alley to the east, Harlem to the west, elevated train tracks to 
the north and multifamily to the south, the physical impact on the adjacent 
properties will be negligible. With regard to the surrounding neighborhood, the 
residents of this community will participate in the local economy by eating in 
local restaurants and shopping in local stores. So in addition to the benefit of 
the property taxes, the residual spending impact will have a positive impact to 
the Village from an economic standpoint and a quality of life standpoint. 
 
The RDA includes the following tax projections 
Restaurant 

• 7,000 square feet at $400 per square foot equals revenue of $2,800,000 
• Sales Tax Revenue of $56,000 

General Retail 
• 3,000 square feet at $300 per square foot equals revenue of $900,000 
• Sales Tax Revenue of $18,000 

 
Residential annual property tax revenue of $800,000 
Retail annual property tax revenue of $25,000 

• Total Property Tax of $825,000 
• Total Sales Tax of $74,000 
• Total Estimated Tax - $900,000 

 



Environmental Reports 
Tab 16 

 

 

 

The environmental reports are available on the consultants FTP.  
Access will be granted upon request to Joe Segobiano at 
jsegobiano@lpsi.com. 



 

 

 
 
 
 
 
September 23, 2015  
 
Mr. Joseph S. Segobiano      
OP South Boulevard LLC 
1110 Jorie Boulevard, Suite 300  
Oak Brook, IL 60523 
 
 
Re: Environmental Summary – OP South Boulevard 
 Mixed-Use Redevelopment, South Boulevard and Harlem Avenue 
 Oak Park, Illinois 
 
Dear Mr. Segobiano: 
 
Per your request, this letter was prepared to summarize previous and recent environmental 
investigations and cleanup actions that have occurred related to the pending redevelopment of 
the subject property (Site). This summary is followed by the next steps planned to complete site 
cleanup and facilitate redevelopment. 
 
Executive Summary 
Environmental investigation of the OP South Boulevard Site has identified the following areas of 
environmental concern to be addressed during site redevelopment: 
 
Former Fuel Oil UST / Petroleum Impacts. A 550 gallon fuel oil underground storage tank (UST) 
recently removed from the Site was declared a leaking underground storage tank (LUST) 
release by the Illinois State Fire Marshal. Contaminated soils were removed and disposed of at 
the time of the UST removal. No evidence of groundwater impact was noted during the 
sampling to date. 

A No Further Remediation (NFR) determination suitable for residential reuse of the Site will be 
pursued from Illinois EPA through enrollment within Illinois voluntary Site Remediation Program 
(SRP). 
 
Cinder Fill. An apparent ferrous silicate cinder fill is present across a large portion of the east 
commuter lot. The cinder fill is about 1’ thick on average and generally present immediately 
beneath the existing pavement section. The material is likely high in iron content and will not be 
considered “clean” for disposal purposes. While direct contact with this material likely represents 
a minimal health risk, its presence is a potential risk to shallow groundwater. Further, it will need 
to be managed as a waste whenever removed from the Site.   

V3 recommends this material be removed as a part of the Site’s redevelopment to mitigate 
potential groundwater risks, and to avoid premium disposal costs associated with future 
subsurface maintenance and construction activities.   
 
Demolition Debris. V3 encountered evidence of general construction/demo debris in the 
subsurface of the east commuter parking lot while performing text excavations and the UST 
removal. The debris included metal, glass and wood. These materials are not considered clean 
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construction or demolition debris (CCDD) and cannot be accepted as clean fill at a CCDD site.   

To the extent soils mixed with these types of debris—rather than unpainted concrete, brick and 
asphalt—cannot be segregated, these soils would need to disposed of at a Subtitle D landfill 
when off-site export is required as a result of redevelopment.   
 
Regulatory requirements and next steps have been discussed with OP South Boulevard LLC 
and the Village of Oak Park. The parties have determined that enrollment in the SRP is the most 
appropriate option for addressing the LUST Incident and site concerns.  To process the Site and 
pursue a residential land use NFR letter from IEPA, the following next steps are anticipated:  

 Perform additional soil and groundwater sampling at the Site and complete the 
characterization of subsurface conditions to satisfy IEPA requirements. At this time, we 
anticipate minimal remedial efforts to complete site cleanup. 

 Enroll the Site in the Illinois SRP and submit the regulatory reports required to pursue a 
NFR letter.  Based upon investigations to date, we do not anticipate that the terms of the 
NFR letter will require engineering controls such as engineered barriers to be protective 
of residential land use. 

 Establish a soil management plan to appropriately manage environmentally impacted 
soils during construction, including landfill disposal of cinder, and construction and 
demolition debris, as appropriate.  

 Require contractors to establish site health and safety plans in accordance with OSHA 
requirements to protect site workers during construction. 

 
In summary, the conducted environmental investigations indicate the Site has minimal 
environmental impacts and current conditions represent minimal health and safety risks for 
contact with Site soils. Further, the Site will be secured during construction to protect public 
safety. As previously noted, post-construction, the Site will have obtained a NFR letter that 
demonstrates the property is protective of residential land use. 
 
The following paragraphs provide a more detailed summary of site investigations, conditions 
and remedial actions. 
 
Background 
Environmental investigations of the Site were first initiated in 2002 on behalf of the Village of 
Oak Park. The Village followed these with an additional subsurface investigation in 2014.  
Recent investigations and cleanup actions were performed by V3 Companies on behalf of OP 
South Boulevard LLC and the Village of Oak Park. The related environmental documentation is 
cited below with full reports for each contained within the attachments to this letter: 
 Phase I Environmental Site Assessment, KSA (2002) 
 Phase II Environmental Site Assessment, KSA (2003) 
 Phase II Subsurface Investigation, EPI (2014) 
 Geophysical Exploration Findings & Phase II Subsurface Investigation 

Recommendations, V3 (June 2015) 
 UST Removal and Subsurface Investigation Report, V3 (Sept. 2015) 

 
Previous Investigations  
The 2002 Phase I ESA identified two recognized environmental conditions (RECs) in 
association with the Site: 
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 Historic records indicated that a 550 gallon fuel oil underground storage tank (UST) may 
be present at the Site (100 South Maple Street, northwest corner of the east commuter 
parking lot).   

 A leaking underground storage tank (LUST) incident was identified at 1160 Westgate 
Street, north of the Site, with the status of related cleanup actions unknown. [Note: V3’s 
current review indicates that the Village of Oak Park subsequently enrolled this property 
in the Illinois Site Remediation Program (SRP) and a draft No Further Remediation 
(NFR) Letter was issued by IEPA in 2005.  As a result, V3 does not consider this LUST 
incident a REC in association with the Site.] 

 
The 2003 Phase II ESA included the advancement of six geoprobe borings throughout the Site.  
The investigation concluded that “…the subject property has not been impacted by the 
surrounding LUST sites and previous buildings…”, but was inconclusive regarding the potential 
presence of the fuel oil UST and recommended an additional boring be sampled following 
demolition of the auto detailing shop. The report also cited the potential presence of buried 
building foundations.   

The 2014 Phase II Subsurface Investigation included the advancement of one soil boring in the 
vicinity of the possible 550 gallon UST—within the former building footprint of the auto detailing 
shop. Investigation results identified low level petroleum impacts to soils in that location, and 
noted that additional soil boring delineation would further characterize the horizontal and vertical 
extent of impacts.   
 
V3 Investigations 
Based on a review of prior investigation results, V3 recommended that a geophysical survey be 
performed to determine whether there was evidence of USTs and remnant buried foundations at 
the Site. A geophysical survey—ground penetrating radar (GPR) and electromagnetic (EM) 
survey—was performed in April 2015 and identified the following: 

 One large EM anomaly across much of the east commuter parking lot, later determined 
to be cinder (ferrous silicate) fill, and  

 Two small EM anomalies (possible USTs) to the east of the former auto detailing shop.  

 The geophysical survey did not identify anomalous responses indicative of possible 
USTs on the west parking lot, but did identify slightly elevated responses potentially 
indicative of slag, cinder of demo debris fills. 

 Further, the GPR survey identified 3 distinct zones on the west lot that appear to be 
former basements likely filled with demo debris and earth fills. Apparent remnant 
foundations were not identified on this lot. 

V3 also provided environmental screening of one soil boring during a geotechnical soils 
exploration of the Site in May 2015.  The screening and geotechnical exploration identified the 
presence of petroleum impacts at depth and noted the widespread presence of cinder fill in the 
east commuter parking lot. The results of that work suggested evidence of environmental 
concerns requiring further investigation. 
 
At the conclusion of this work, V3 recommended additional investigation of the east commuter 
parking lot to evaluate the geophysical survey anomalies (possible USTs), the extent of the 
cinder and the extent of petroleum impacts.   
 
The recommended test pit excavations, soil boring advancement, and soil and groundwater 
sampling were performed on July 6, 2015.  The results of this work identified one 550 gallon fuel 
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oil UST east of the former auto detailing shop, and further evaluated the extent and degree of 
petroleum impacts and the extent of ferrous silicate cinder fill observed at the Site. As a result of 
the UST discovery, removal permitting of the tank was initiated. The results of this investigation 
work are documented within Attachment 1.   
 
UST Removal Activities 
RW Collins Co., an Illinois-licensed UST decommissioning contractor, performed the UST 
removal on August 4, 2015. V3 provided oversight of UST removal activities and collected 
confirmation samples. Mr. Randy Carben, Storage Tank Safety Specialist with the Illinois 
Office of the State Fire Marshal (OSFM) was on site for the UST removal. Upon removal of 
the UST and the observation of corrosion holes in the tank, Mr. Carben declared a release 
and V3 reported the incident to IEMA on behalf of the Village of Oak Park (LUST Incident No. 
H2015-0863).  
 
Approximately 60 tons of petroleum impacted soil were excavated, removed and disposed off-
site at a Subtitle D landfill.  The UST was properly cleaned, destroyed and disposed offsite.   
 
Site Investigation & UST Excavation Sampling Results 
Laboratory analytical results for soils were compared to the most stringent Maximum Allowable 
Concentration (MAC) for chemical constituents in uncontaminated soil established pursuant to 
Subpart F of 35 IAC 1100.605 and to TACO Tier 1 remediation objectives (ROs) for the 
residential and construction worker scenario (Title 35 of the Illinois Administrative Code (IAC) 
Part 742, Tiered Approach to Corrective Action Objectives (TACO), effective February 15, 
2007).  Soil and groundwater analytical results are summarized as follows: 

 Analyzed petroleum hydrocarbon indicator contaminants were detected at very low 
levels in select samples, but none of the concentrations exceed Tier 1 residential ROs. 

 Other potential contaminants of concern (i.e., volatile and semi-volatile organic 
compounds, PCBs and RCRA metals) were not detected in excess of Tier 1 residential 
ROs. The only volatile organic compounds (VOCs) detected at the Site were petroleum 
constituents.  

 The groundwater sample obtained from a temporary monitoring well installed at the Site 
detected no VOCs.    

 Although the sample analysis obtained specifically from the cinder observed during the 
geotechnical investigation did not indicate evidence of contaminants present at 
concentrations in excess of Tier 1 ROs, the cinder is an apparent ferrous silicate. As 
such, high concentrations of iron (not analyzed) are expected that may exceed Illinois’ 
most stringent Tier 1 remediation objectives, as well as the Part 1100 MACs required for 
acceptance as clean soil at a CCDD fill site. 

 
Conclusions and Recommendations   
Prior investigations at the Site noted several areas of environmental concern (AOCs) including 
petroleum impacted soils, the presence of a fuel oil UST, the presence of cinder fill, and buried 
demolition debris. Additional definition regarding each of these concerns is discussed below. 
 
Fuel Oil UST / Petroleum Impacts. The subsurface investigations identified the presence of a 
550 gallon heating oil UST that has since been appropriately removed via permit and OSFM 
oversight. The OSFM inspector declared a release of petroleum had occurred and the leaking 
UST has been assigned LUST Incident No. H2015-0863.  
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Contaminated soils were removed and disposed of at the time of the UST removal. While there 
is evidence of residual petroleum impact in Site soils, the UST removal excavation 
confirmation samples and samples collected from borings advanced at the Site do not suggest 
evidence of petroleum concentrations remaining in excess of Tier 1 residential ROs. No 
evidence of groundwater impact was noted during the sampling to date. 

A No Further Remediation (NFR) determination suitable for residential reuse of the Site will be 
pursued from Illinois EPA through enrollment within Illinois voluntary Site Remediation Program 
(SRP). 
 
Cinder Fill. An apparent ferrous silicate cinder fill is present across a large portion of the east 
commuter lot. The cinder fill is about 1’ thick on average and generally present immediately 
beneath the existing pavement section. The material is likely high in iron content and will not be 
considered “clean” for disposal purposes. While direct contact with this material likely represents 
a minimal health risk, its presence is a potential risk to shallow groundwater. Further, it will need 
to be managed as a waste whenever removed from the Site. V3 estimates an approximate 
volume of about 350 cubic yards (or about 600 tons) is present within the east commuter 
parking lot. 

V3 recommends this material be removed as a part of the Site’s redevelopment to mitigate 
potential groundwater risks, and to avoid premium disposal costs associated with future 
subsurface maintenance and construction activities.   
 
Demolition Debris. V3 encountered evidence of general construction/demo debris in the 
subsurface of the east commuter parking lot while performing text excavations and the UST 
removal. The debris included metal, glass and wood. These materials are not considered clean 
construction or demolition debris (CCDD) and cannot be accepted as clean fill at a CCDD site.   

To the extent soils mixed with these types of debris—rather than unpainted concrete, brick and 
asphalt—cannot be segregated, these soils would need to disposed of at a Subtitle D landfill 
when off-site export is required as a result of redevelopment.   
 
Regulatory requirements and next steps have been discussed with OP South Boulevard LLC 
and the Village of Oak Park. The parties have determined that enrollment in the SRP is the most 
appropriate option for addressing the LUST Incident and site concerns.  To process the Site and 
pursue a residential land use NFR letter from IEPA, the following next steps are anticipated:  

 Perform additional soil and groundwater sampling at the Site and complete the 
characterization of subsurface conditions to satisfy IEPA requirements. At this time, we 
anticipate minimal remedial efforts to complete site cleanup. 

 Enroll the Site in the Illinois SRP and submit the regulatory reports required to pursue a 
NFR letter.  Based upon investigations to date, we do not anticipate that the terms of the 
NFR letter will require engineering controls such as engineered barriers to be protective 
of residential land use. 

 Establish a soil management plan to appropriately manage environmentally impacted 
soils during construction, including landfill disposal of cinder, and construction and 
demolition debris, as appropriate.  

 Require contractors to establish site health and safety plans in accordance with OSHA 
requirements to protect site workers during construction. 
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In summary, the conducted environmental investigations indicate the Site has minimal 
environmental impacts and current conditions represent minimal health and safety risks for 
general contact with Site soils. Further, the Site will be secured during construction to protect 
public safety. As previously noted, post-construction, the Site will have obtained a NFR letter 
that demonstrates the property is protective of residential land use. 
 
Closing 
We appreciate the opportunity to assist OP South Boulevard, LLC and the Village of Oak Park 
with this project and are available at your convenience to further discuss the contents of this 
report.  Please contact us should you have any questions, concerns, or additional needs. 
 
Sincerely,  
V3 COMPANIES 

 
Keith R. Oswald, P.E. 
Director – Environment & Geosciences 
 
Attachments: 

Attachment 1 – UST Removal and Subsurface Investigation Report, V3 September 2015 
Attachment 2 – Geophysical Exploration Findings & Phase II Subsurface Investigation 

Recommendations, V3 June 2015 
Attachment 3 – Phase II Subsurface Investigation, EPI 2014  
Attachment 4 – Phase II Environmental Site Assessment, KSA 2003 
Attachment 5 – Phase I Environmental Site Assessment, KSA 2003 

  

cc:   V3 File 
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LOCATED CLOSER THAN 5' FROM UNDERGROUND UTILITY LINES AND NO CLOSER THAN 10' FROM UTILITY STRUCTURES.
5.  THE CONTRACTOR IS RESPONSIBLE FOR THE COST TO REPAIR UTILITIES, ADJACENT LANDSCAPE, PUBLIC AND PRIVATE PROPERTY THAT IS DAMAGED BY

THE CONTRACTOR OR THEIR SUBCONTRACTOR'S OPERATIONS DURING INSTALLATION OR DURING THE SPECIFIED MAINTENANCE PERIOD.  CALL FOR
UTILITY LOCATIONS PRIOR TO ANY EXCAVATION.

6.  THE CONTRACTOR SHALL REPORT ANY DISCREPANCY IN PLAN VS. FIELD CONDITIONS IMMEDIATELY TO THE LANDSCAPE ARCHITECT, PRIOR TO
CONTINUING WITH THAT PORTION OF WORK.

7.  THE CONTRACTOR SHALL BE RESPONSIBLE FOR THE REPAIR OF ANY OF THEIR TRENCHES OR EXCAVATIONS THAT SETTLE.
8.  DO NOT DISTURB THE EXISTING PAVING, LIGHTING, OR LANDSCAPING THAT EXISTS ADJACENT TO THE SITE UNLESS OTHERWISE NOTED ON PLAN.
9.  PLANT QUANTITIES SHOWN ARE FOR THE CONVENIENCE OF THE OWNER AND JURISDICTIONAL REVIEW AGENCIES. THE CONTRACTOR IS RESPONSIBLE

FOR VERIFYING ALL PLANT QUANTITIES AS DRAWN.
10. ALL PLANTS SHALL BE GUARANTEED BY THE CONTRACTOR FOR ONE YEAR FROM THE DATE OF FINAL ACCEPTANCE.
11. THE OWNER'S REPRESENTATIVE MAY REJECT ANY PLANT MATERIALS THAT ARE DISEASED, DEFORMED, OR OTHERWISE NOT EXHIBITING SUPERIOR

QUALITY.

LANDSCAPE NOTES

PRELIMINARY PLANS NOT FOR CONSTRUCTION
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Exhibit 24O.P. SOUTH BOULEVARD
Harlem Avenue & South Boulevard
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Lighting summary 

An Exterior Lighting Plan will be provided under separate cover.  The plan will indicate photometrics of 

the areas indicated below.  Exterior lighting will follow VOP codes, and or IES (Illumination Engineering 

Society) standards.  Exterior lighting will also meet LEED requirements as established by USGBC.    

Site lighting at grade will be provided as follows.   

 North site area - Site lighting along the north side of the building will be provided as part of the 

South Boulevard improvements currently being undertaken by the Village.    

 East site area – The building abuts the alley along the east side of the project and provides very 

little opportunity to provide site lighting.  This side in in reality the service side of the building.  

The general lighting strategy will be to provide building mounted wall pack type light fixtures to 

light the immediate areas next to the building. 

 South site area - The east half of the site will contain a private service road which will allow 

access between the alley and a revised street configuration for the north end of Maple Avenue.  

As with the alley, this area will provide access to the service areas.  The service road will be 

lighted with building mounted wall packs.  These fixtures will be outfitted with directional 

shielding to eliminate any chance of light pollution to be sure no light spills off the site.  The 

remainder of the south site area to the west will abut a public right-of way as well as an interior 

lot line.  The area along these portions of the south site area will be provided with a colonnade 

to allow access along the south side of the project.  The colonnade will be lighted using a series 

of pendant mounted fixtures hung from the structure above.  As with the wall pack type fixtures 

along the east portion of this façade, these pendant fixtures will be outfitted with directional 

shielding to eliminate glare as well as light pollution. 

 West site area – As with the north site area, the west site area abuts an open public right of 

way.  This area is along Harlem Avenue and is already equipped with lighting as provided by the 

Illinois Department of Transportation (IDOT).  This area will not receive new lighting unless 

provided by IDOT in their proposed alteration to the Harlem Ave / South Boulevard intersection. 

 As part of the reconfiguration of the north end of Maple Avenue, a well-lighted exterior 

pedestrian walk way will cut through the middle of the building at grade allowing pedestrian 

access between Maple Avenue and South Boulevard.  This area will be provided with an 

enhanced lighting concept that will also serve as a form of public art.  A lighting artist will be 

employed to provide a upscale scenic display to heighten the pedestrian experience. 
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Greater Downtown Model 
Tab 28 

 

 

 

A greater downtown model, to-scale and in three-dimensional form, 
has been provided. 





 
the engineering studio, inc. 

 
mechanical, electrical, plumbing, fire protection 

 

701 Lee Street, Suite 510, Des Plaines, IL 60016 | tel: 847-795-8810 |www.engineeringstudio.com 

October 29, 2015 
 
Charlie Dillon 
Lincoln Property Company 
1110 Jorie Blvd. Suite 300 
Oak Brook, IL 60523 
 
Re: O.P. South Boulevard, Oak Park, IL 
 TES #15039-00 
 
Dear Charlie: 
 
Per your request, we have reviewed the concept of the geothermal system as compared to a 
conventional heating and cooling system for the residential units and it is our opinion that the 
conventional system will stay within the boundaries of our current budget and the current 
schedule. 
 
Please let us know of any questions. 
 
Sincerely, 
 
The Engineering Studio, Inc. 

 
Eric L. Stein, P.E. 
Principal 
 



Historically Significant Properties 
Tab 30 

 

 

 

The subject property does not contain any Historically Significant 
properties.  



LEED v4 for BD+C: New Construction and Major Renovation
Project Checklist O.P. South Boulevard

24-Sep-15
Y ? N

1 Credit 1

10 5 1 16 3 8 2 13
Credit 16 Y Prereq Required

1 Credit 1 Y Prereq Required
1 1 Credit 2 3 2 Credit 5

2 3 Credit 5 2 Credit 2

5 Credit 5 1 1 Credit 2
1 Credit 1 1 1 Credit Building Product Disclosure and Optimization - Material Ingredients 2

1 Credit 1 1 1 Credit 2
1 Credit Green Vehicles 1

8 8 0 Indoor Environmental Quality 16
5 3 2 10 Y Prereq Required

Y Prereq Required Y Prereq Required

1 Credit 1 1 1 Credit 2
2 Credit 2 1 2 Credit 3

1 Credit 1 1 Credit Construction Indoor Air Quality Management Plan 1
3 Credit 3 1 1 Credit 2

2 Credit 2 1 Credit 1
1 Credit 1 1 1 Credit 2

3 Credit 3
3 8 0 11 1 Credit 1
Y Prereq Required 1 Credit 1
Y Prereq Required
Y Prereq Building-Level Water Metering Required 1 5 0 Innovation 6
0 2 Credit 2 5 Credit 5
1 5 Credit 6 1 Credit 1
2 Credit 2

1 Credit Water Metering 1 0 4 0 Regional Priority 4
1 Credit Regional Priority: Specific Credit 1

9 18 6 33 1 Credit Regional Priority: Specific Credit 1
Y Prereq Required 1 Credit Regional Priority: Specific Credit 1
Y Prereq Required 1 Credit Regional Priority: Specific Credit 1
Y Prereq Required
Y Prereq Required 40 59 11 TOTALS Possible Points: 110
3 3 Credit 6
6 12 Credit 18

1 Credit 1
2 Credit 2
3 Credit 3

1 Credit 1
2 Credit 2

Acoustic Performance
Quality Views

Enhanced Indoor Air Quality Strategies
Low-Emitting Materials

Indoor Air Quality Assessment
Thermal Comfort

Certified: 40 to 49 points,   Silver: 50 to 59 points,  Gold: 60 to 79 points,  Platinum: 80 to 110 

Access to Quality Transit

Reduced Parking Footprint

Open Space

Site Assessment

Interior Lighting
Daylight

LEED Accredited Professional
Innovation  

Rainwater Management

Light Pollution Reduction

Environmental Tobacco Smoke Control

Energy and Atmosphere

Minimum Energy Performance

Fundamental Refrigerant Management

Cooling Tower Water Use

Green Power and Carbon Offsets

Heat Island Reduction

Outdoor Water Use Reduction
Indoor Water Use Reduction

Outdoor Water Use Reduction
Indoor Water Use Reduction

Enhanced Commissioning

Building-Level Energy Metering

Water Efficiency

Fundamental Commissioning and Verification

Demand Response
Renewable Energy Production
Enhanced Refrigerant Management

Optimize Energy Performance
Advanced Energy Metering

Construction Activity Pollution Prevention

High Priority Site

Surrounding Density and Diverse Uses

Sustainable Sites

Building Life-Cycle Impact Reduction

Site Development - Protect or Restore Habitat

Building Product Disclosure and Optimization - Sourcing of Raw Materials

Project Name:
Date:

Location and Transportation

Sensitive Land Protection
LEED for Neighborhood Development Location

Bicycle Facilities

Construction and Demolition Waste Management Planning

Materials and Resources
Storage and Collection of Recyclables

Construction and Demolition Waste Management 

Minimum Indoor Air Quality Performance

Building Product Disclosure and Optimization - Environmental Product 
Declarations

Integrative Process



 
 
 

Recordation of Notice 
 

Tab 32 
 
 
 
 
 
 

Applicant commits to recording a certified copy of the zoning 
ordinance granting the planned development with the Cook County 
Recorder of Deeds and to provide evidence of said recording to the 
Village of Oak Park within 30 days of passage if approved by the 
Village Board. 
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