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Background to the Assignment
At the request of Planned Development & Construction, Inc., Development Planning Partners investigated market potentials
for the proposed Sundance townhome development in the City of Warrenville, Illinois. Focusing on the 4.4-acre development
site aligning Ferry Road 0.25 miles west of Winfield Road, the objective of our investigation was to provide conclusions and
guidance regarding the introduction of new for-sale townhomes.
Our work on this assignment encompassed a series of interrelated research investigations, including (but not limited to) the
following:


A review of existing project planning materials, including concept site plan, floor plans, architectural renderings, and
others;



An in-depth field investigation of the subject site and its general environs to determine the geographic boundaries of
the project market area, taking into consideration the property’s orientation to major traffic thoroughfares, existing
areas of commercial and residential development, general household movement over time, and local custom and
propensities;



An on-site inspection and evaluation of the subject property, including an assessment of the property’s physical
character; locational attributes such as visibility, accessibility, and adjacent land uses; and proximity to shopping,
services, centers of employment, public transportation, and other life-enhancing amenities;



A survey and analysis of currently active townhome communities within the project market area considered most
comparable to the proposed units and representing either a direct or indirect source of competitive influence.

This report details our findings and conclusions regarding the marketability of the development as currently envisioned and
provides recommendations related to product development and pricing.

Proposed Development
As currently envisioned, the Sundance development will encompass 57 courtyard-style (i.e., with alleyways and rear-loading
garages) townhomes distributed among nine five- and six-unit buildings. Also included in the 4.4-acre development will be
two small outdoor amenity areas, a 0.25-acre open space, sidewalks throughout, and 25 surface parking spaces. Primary
access to the development will be from Ferry Road.
While development planning is still in conceptual
stages, the current architectural rendering shows a
contemporary style building with significant
architectural detailing and a mix of higher-end
exterior finishes, including slate, limestone, and
brick, along with carriage house style garage doors.
The sample conceptual floorplan shows a unit with
approximately 2,400 square feet of living space.
The ground level provides access to the two-car
rear-loading garage and also includes a study,
powder room, mudroom, and utility room. The
second level includes the kitchen, dining room, and
great room, along with a powder room. The third
level includes the master bedroom, two addition
bedrooms, master bath, additional full bath, and
laundry area. The fourth level offers a large loft
space, powder room, covered terrace, and outdoor
terrace. The design and amenities shown in the
sample floorplan are consistent with contemporary luxury style townhomes.
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Subject Site Assessment
The subject site lies 1.7 miles west of Illinois Route 59 and 0.25 miles west of Winfield Road in the City of Warrenville in
Dupage County, Illinois. The site is located directly north of Interstate 88, with access available from both IL-59 and Winfield
Road. Currently an unused surface parking lot, the site is part of the large master-planned Cantera mixed-use development,
which represents the wholesale transformation of an old limestone quarry and concrete plant into Warrenville’s largest office,
residential, retail, and entertainment district beginning in the early 1990s. Now encompassing 650 acres, the development
straddles Interstate 88 from Warrenville Road to Commons Road and from Mill Street to the West Branch of the DuPage
River.
Adjacent Uses & Area Amenities
Land uses immediately adjacent to the subject site are
primarily office and include the Cornerstone at Cantera
Business Center as well as the Co-Optim Warrenville coworking office facility. Immediately across Ferry Road from
the site is the new Arden of Warrenville apartment
development. This 364-unit development, currently in
lease-up with a new phase under construction, offers luxury
style units with monthly rental rates from approximately
$1,600 to over $5,000.
The site is well-positioned with regard to a wide variety of
shopping, services, entertainment, and other lifestyle
amenities. Restaurants are plentiful directly south of I-88
both within the Cantera development and 2.5 miles to the
east at Freedom Drive in Naperville. National big and small box retailers and grocery stores are well represented along the IL59 corridor, and two major shopping centers, Fox Valley Mall and Chicago Premium Outlets are located approximately five
miles from the site. The area is rich with opportunities for outdoor recreation, with a number of forest preserves, parks, and
trails located a short distance from the site.
Area Employment
The Interstate 88 corridor through DuPage County is recognized as one of the country’s premier research and development
corridors and is home to many large and small companies and corporate campus. It represents one of the Chicago region’s
largest economic engines and concentrations of employment, including a significant density of high skilled jobs. Within the
Cantera development itself, according to the City of Warrenville, over 5,000 workers are employed at a variety of businesses
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and corporate facilities, including EN Engineering, FuelTech, Liberty Mutual Insurance, and the Northwestern Medicine Cancer
Center.
Transportation
The subject site is well-connected to area transportation, with access to Interstate 88 (Reagan Memorial Tollway) and the
wider regional freeway network available from Winfield Road and IL-59. Moreover, commuter trains run daily from Metra’s
Naperville and Route 59 stations, both located approximately ten minutes from the site, providing transit options to and from
Chicago’s Loop.

Primary Market Area
The primary market area for any residential development is defined as that from which the majority of market support can be
expected to emanate. For the proposed development, we consider the PMA to include that area within a seven mile radius
from the site. This PMA has been established based on the following: 1) Geographic, demographic, and socioeconomic
linkages throughout the area; 2) Recent trends in localized residential and commercial development throughout the area; 3)
Proximity to regional employment concentrations; 4) Area commutation patterns (primarily along the IL-59 and Interstate 88
corridors); and 5) Information gleaned generally on local geographic mobility, customs, and propensities.
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In addition to Warrenville, notable municipalities that lie wholly or partially within the PMA include Naperville, Lisle, Wheaton,
and Aurora.
Population, Households, & Housing Profile
According to 2020 estimates from Esri Business Analyst, more than 405,000 residents live within the PMA, distributed among
nearly 148,000 households (with roughly 8,000 residing in group quarters). The area is growing, adding an estimated 6,744
residents and 3,692 households since the 2010 Census. Moreover, Esri projects that growth will continue, with the area
adding 1,478 new residents and 949 new households by 2025.
Table 1. Population & Household Growth, PMA

Attribute

2010

2020

2025

Change
(2020-2025)

Population

398,636

405,380

406,858

1,478

Households

144,294

147,986

148,935

949

Source: U.S. Census Bureau (2010), Esri Business Analysis (2020 estimates, 2025 projections)

Like many other second- and third-ring suburban areas of the Chicago Metro, the PMA is dominated by owner-occupied
housing, with 71.3 percent of occupied households owning their homes and 28.7 percent renting. Given a relatively low
housing vacancy rate of 5.3 percent, household growth over the near to mid-term (i.e., within the next three to five years) will
help to pressurize demand for new housing. The majority of demand during this timeframe should continue to accrue to the
for-sale sector.
Income & Age Dynamics
The PMA is a relatively affluent portion of the Chicago Metropolitan Area, with an estimated median household income (in
2020) of $103,561. Within the PMA, according to 2020 estimates, there are nearly 77,400 households (52.2 percent of all
households) earning $100,000 or more per year, while nearly 46,000 (31 percent of all households) earn $150,000 or more per
year.
Table 2. Households by Income, PMA (2020 Est.)

Annual HH Income
<$15,000
$15,000 - $24,999
$25,000 - $34,999
$35,000 - $49,999
$50,000 - $74,999
$75,000 - $99,999
$100,000 - $149,999
$150,000 - $199,999
$200,000+
Total
Median

Households
7,299
6,365
7,032
12,448
19,594
17,854
31,414
18,989
26,990
147,986
$103,561

Percent of Total
4.9%
4.3%
4.8%
8.4%
13.2%
12.1%
21.2%
12.8%
18.2%
100.0%
--

Source: Esri Business Analyst

Like many areas of the Chicago Metro, the PMA is aging. According to the 2010 Census, the median age within the area
stood at 36.4 years. As of 2020, Esri estimates that it has risen to 38.0 years. By 2025, moreover, Esri projects that it will rise
to 39.0 years. This phenomenon is to be expected and is primarily the result of the outsize influence of the enormous Baby
Boomer and Millennial generations.
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Over the next five years, age dynamics in the PMA are expected to be supportive of for-sale townhome development. Most
specifically, as of 2020, there nearly 108,000 residents within the PMA between the ages of 25 and 44 – considered the
primary target market for for-sale townhomes. This age cohort represents nearly 27 percent of the total PMA population.
Moreover, this target market is growing. By 2025, the number is expected to grow to more than 113,200 persons,
representing nearly 28 percent of the total population.
Table 3. Population by Age, PMA

Age
0-4
5-9
10 - 14
15 - 19
20 - 24
25 - 34
35 - 44
45 - 54
55 - 64
65 - 74
75 - 84
85+
Median (years)

2020
23,620
25,871
28,331
28,054
25,434
54,384
53,571
54,018
54,624
35,200
15,264
7,009
38.0

2025
23,786
25,163
26,369
26,489
22,914
55,548
57,670
49,932
50,347
40,426
20,644
7,571
39.0

Change
0.7%
-2.7%
-6.9%
-5.6%
-9.9%
2.1%
7.7%
-7.6%
-7.8%
14.8%
35.2%
8.0%
2.6%

Source: Esri Business Analyst

Competitive Environment
There are very few townhome communities currently under development within the market area. However, our survey of the
area competitive market revealed four active for-sale townhome developments that can be considered most comparable in
terms of location and product offered to those proposed for the Sundance development. Two of these are located in
Warrenville itself in close proximity to the subject site; one is located approximately six miles to the south in Aurora, and the
last is seven miles to the south in Naperville. Further details on these comparable developments are as follows:
Lexington Trace. Located near the intersection of IL-59 and Butterfield Road in Warrenville,
approximately three miles northwest of the subject site, this development by Lexington Homes
encompasses 54 conventional units (front entry garage) and 42 courtyard units (rear entry
garage). Four plans are offered among the two unit types, ranging from 1,751 to 1,914 square
feet. Base prices (excluding options, upgrades, and premiums) range from $304,990 to $357,990 and average
$330,740 for 1,827 square feet, or $181.05 per square foot across the group. Sales at Lexington Trace began late in
2019, and 50 contracts have been taken to date.
Everton. Also located near the intersection of IL-59 and Butterfield Road in Warrenville, this
development by M/I Homes encompasses 89 courtyard units. Four plans are offered, ranging
from 1,579 to 1,982 square feet in size. Base prices range from $261,990 to $316,990 and
average $287,490 for 1,821 square feet, or $157.87 per square foot across the group. Sales at
Everton began in spring of 2020, and 24 contracts have been taken to date.
Gramercy Square. Located near IL-59 and 75th Street in Aurora, approximately six miles south
of the subject site, this development by M/I Homes encompasses 75 conventional units and 72
courtyard units. Four courtyard plans and three conventional plans are offered. Across both
series, the plans range in size from 1,480 to 2,025 square feet. Base prices range from $271,490
to $334,490 and average $294,347 for 1,749 square feet, or $168.28 per square foot across the group. Sales at
Gramercy Square began in the fall of 2018, and 95 contracts have been taken to date.
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Naperville Crossings. Located at IL-59 and 95th Street in Naperville, approximately
seven miles south of the subject site, this development by Lennar encompasses 55
courtyard units. Two plans are offered ranging in size from 2,039 to 2,242 square feet.
Base prices range from $379,825 to $420,140 and average $399,983 for 2,141 square
feet, or $186.86 per square foot across the group. Sales at Naperville Crossings began
in fall of 2020. (Contract information for this development was not available.)
Across all four market comparables, the average base price stands at $324,003 for 1,863 square feet of living space, or $173.91
per square foot, as shown in the following table.
Table 4. Summary of Market Comparables

Development
Naperville Crossing
Lexington Trace
Everton
Gramercy Square
Total/Average

Builder

Location

Units

Avg. Unit
Size (SF)

Avg. Base
Price

Price/SF

Lennar
Lexington Homes
M/I Homes
M/I Homes
--

Naperville
Warrenville
Warrenville
Aurora
--

55
96
89
147
387

2,141
1,827
1,821
1,749
1,863

$399,983
$330,740
$287,490
$294,347
$324,003

$186.86
$181.05
$157.87
$168.28
$173.91

Source: Development Planning Partners

Conclusions & Market Support
We find strong support for the introduction of the proposed townhomes within the subject site in the next three to five years.
This broad conclusion is based on our assessment of the subject site and surrounding area, the proposed townhome product
as currently envisioned, and our analyses of market area and competitive market dynamics. It is supported primarily by the
following factors:


First and foremost, the site is advantageously located within close proximity to one of the Chicago region’s largest
and most dynamic employment concentrations along the I-88 corridor. Of particular relevance are the abundance of
high skilled and relatively high wage jobs located within the hundreds of firms that line the corridor. These constitute
a significant block of employment support for new housing in the market area.



Income support within the PMA is also significant. The median household income in the area is over $100,000, and,
as shown above, more than 77,000 households earn $100,000 or more per year. This represents a large pool of
qualifying households which Sundance can draw upon.



The age profile within the PMA is supportive of new townhomes of the type proposed. The primary target market for
such units is generally considered to be persons age 25 to 44. In 2020 there were nearly 108,000 individuals in this
age range living in the PMA – a number that is projected to increase by nearly five percent by 2025.



As discussed above, the subject site is well-situated with respect to shopping, dining, services, entertainment, and
other commercial and recreational amenities, enhancing its desirability, particularly for active and upwardly mobile
young adults.



While four other townhome developments are currently operating within the PMA, together they encompass fewer
than 400 units. Thus, the area is relatively free of potential competitive interference. Moreover, the proposed
townhomes within the Sundance development will, as currently envisioned, represent a unique higher end product
offering compared to what is currently available within the area market. The unique features and amenities proposed
could represent a competitive advantage, especially when marketing to more affluent members of the target market.
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Finally, it should be noted that while the majority of market support is expected to emanate from within the market area itself,
the proposed development could draw significantly from outside the area. In particular, the development could draw strong
support from income-qualifying households outside of the area who work along the I-88 corridor and are looking for an
amenities rich urban style lifestyle in a low maintenance townhome. This includes young families currently living in the City of
Chicago who may wish to purchase a home close to work but retain access to city-style lifestyle amenities.

Product & Pricing Recommendations
For the prototype plan currently envisioned for the proposed development, our suggested benchmark base price is in the
range of $450,000 to $470,000, depending on final plan details. This pricing level would position the unit somewhat above
the market average (for comparable square footage) represented by the existing market comparables. This price position is
justified based on the higher level of amenities of the proposed units and the somewhat superior location (with respect to
area trafficways and proximity to employment and commercial amenities) of the subject site. It should be stressed that this
pricing recommendation is given at base, excluding options, upgrades, and premiums, which will add to the final sale price of
the units.
As currently envisioned, the Sundance townhomes will represent a luxury style product that offers a larger amount of space
than the market average and extra amenities such a lower level study and upper level loft and terrace. As noted above, this
constitutes a unique product style for the market. However, in order to maximize market acceptance, increase the depth of
appeal, and provide a certain level of product variety, we recommend the introduction of one or two smaller plans at lower
price points. For example, the introduction of 2,250 and 2,100 square foot plans could result in the following plan offering,
which provides a wider range of product choice:
Table 5. Potential Plan Portfolio Strategy

Plan
Designation
A
B
C
Average

Size
(SF)
2,400
2,250
2,100
2,250

Bed
3-4
3
3
--

Suggested
Benchmark Base
Price*
$459,900
$436,900
$413,900
$436,900

Price/SF
$191.63
$194.18
$197.10
$194.18

*Excluding options, upgrades, and premiums.
Source: Development Planning Partners

Regardless of plan size, all units should offer a similarly high level of included unit features, finishes, and amenities.
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Assumptions & Limiting Conditions
Data collection for this assignment took place January of 2021. The information analyzed herein was obtained from a variety of
sources deemed reliable at the time but is not guaranteed. The estimates, projections, recommendations, and opinions provided
were based on the information analyzed. No liability is assumed for the accuracy of said information. Client agrees to indemnify
and hold harmless Development Planning Partners, LLC, its owners, independent contractors, agents, employees, and assigns,
from all liabilities they may be subject to as a result of these services.
Absorption forecasts and/or estimates of market potential provided in this report are based on the assumption that the property
will be developed in accordance with the recommendations given, with high caliber design, features, and amenities, and that the
units will be professionally and aggressively marketed to the appropriate target markets. They also assume that normal economic
conditions will prevail during the marketing of the properties. Unforeseen economic downturns can impact the performance of
even the best housing developments.
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