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INTRODUCTION

At the request of the City of Robinson, Tracy Cross & Associates, inc. evaluated the market potential for
residential development in Crawford County, lilinols, addressing the market potential for new construction
and/or adaptive residential conversion for sale and rental apariment housing alternatives. Qur objective is
to provide the City of Robinson and associated stakeholders with a full understanding of relevant regional
economic and residential market trends as they may mpact upon future Crawford County residential
development initiatives, with focus upon the citiesfiowns of Robinson, Hutsonville, Oblong and Palestine
and land parcels which may represent principal areas of initial opportunity. This repoit, which is intended
to serve as the basis for attracting and retaining quality investment in Crawford Counly and as a guideline
for policy decisions, planning and implementation strategies, establishes the following:

a Conclusions regarding the strength cf the market for residential development in Crawford County
over the 2023-2027 timeframe and, for planning purposes, projected through 2032, based upon

current and anlicipated economic, demographic, and residentlal construction trends which define
the marketptace.

(4 Conclusions regarding the highest and best residential development opportunities throughout the
county which best meet the needs of area residents (current and future). These conclusions are
based upon the strength of the market, demographic and socio-economic characteristics of resident
households, and the alignment and condition of the area’s housing stock.

a Residential product development guidelines for those housing forms viewed to hold measurable
matket support now and into the future. These guidelines will address, by generic housing type,
optimum unit count, plan types and sizes, product criteria/finishes, benchmark rent/pricing

guidelines, community-based amenities, etc., viewed as necessary {0 attain acceptable levels of
absorptlon.

Geographic positioning and priority ranking strategies for the introduction of new housing products
throughout Crawford County (with emphasis upon Client-identified investigative properties as

appropriate), isolating upon those areas and product lines viewed as most suitable for introduction
over the initial 2023-2027 forecast period.

WORK PLAN

The work plan for this assignment involved a series of inter-related research investigations as outlined
below:

a A thorough field investigation to Identify locational attributes and/or diseconomies of various stb-
areas of Crawford County as they may impact upon residential demand and development
opportunities,

a

Analysis of all relevant regional employment and residential construction frends as well as key
demographic and socio-economic variables of resident households, with focus upon the broader

Southeastern lllinois Region, defined as Clark, Crawford, Cumberland, Jasper, Lawrence, and
Richland counties in llinois.

[} A detailed examination of relevant market rate rental apartment and for sale alternatives (including
new and existing homes) throughout Crawford County and in other similar regional areas to
determine thelr potential impact upon future new construction/adaptive conversion initiatives.
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J A forecast of residential construction requirements in Crawford County, segmenting demand by
market segment.
THE REPORT

This report is divided into four sections together with an Appendix which integrates economic, demographic,
and competitive data. Of particular importance is Section 1, which characterizes the Crawford County
environs and forwards detailed conclusions and recommendations regarding the highest and best
residential development opportunities. Not to be dismissed, however, are the remaining two sections which
can be defined as fundamentals. Section 2, for Instance, provides an outlook for future housing absorption

in the market area based upon all demand-related variables, while Section 3 presents a thorough analysis
of the study area's residential marketplace.

CERTIFICATION AND SIGNATURE

This analysis represents our objective and Independent opinion regarding the market potentlal for
residential development in Crawford County, lllinois as certified below:

TRACY CROSS & ASSOCIATES, INC.
An lllinois Corporation

i TTE .;
N

By By: A
HollyAnn Effgeny Jerry Gfec

lts: Executive Vice President & COO Its: Seniog

esearch Analyst

Date: January 6, 2023
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1. CONCLUSIONS AND RECOMMENDATIONS

Crawford County is located In southeastern Iflinois on the western bank of the Wabash River bordering the
Indiana state line. Encompassing 446 square miles, the county’s largest city, county seat, and center of

commerce is Robinson. Other Incorporated areas of the county include the villages of Flat Rock,
Hutsonville, Oblong, Palestine, and Stoy.

The county is well-served by regional highway systems including Illinois Routes 1 and 33, principal north-
south and east-west fransportation corridors (respectively) which link the county with the Interstate 70, 57
and 64 highway systems as well as US 50/150 serving southern lllinois and indiana. These highways
function as major logistics routes connecting the county with larger metropolitan areas such as Terre Haute
and Indianapolis, IN; Louisville, KY; and St. Louis, MO; as well as the Effingham, Decatur and Springfield
regions of lllinois which are all within an approximate 100 mile radius of Crawford County.

Grawford County boasts a rich agricultural heritage which remains a mainstay of the economy to this day.
In addition to agri-business, major employers in Robinson itself include the Hershey Company which
produces some 200 million pounds of candy annually and employs more than 700 workers. The Hershey
facility, in fact, Is currently undergoing a 200,000 square oot expansion and anticipates adding another +/-
300 workers near term. Robinson is also home to a Marathon Petroleum refinery, processing more than
250,000 barrels of oil daily and serves a pipeline system extending from Canada through the Midwest to
the Gulf Coast. Marathon, as weli, has recently completed an extensive overhaul of its facilities to improve
productivity and is consistently recognized with the industry’s Energy Star award for its strict energy-
efficiency performance levels. In addition, Lincolnland Agri-Energy in Palestine (among others) produces
bicfuel products serving the agri-business and energy industries.
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Hershey Facility — Roblnson, IL Marathon Petroleum Refinery ~ Robinson, 1.

Other local employers include Crawford Memorial Hospital which represents one of the largest trauma and
surgical centers in the region, the Robinson Correctional Center, and the Robinson school district as well

as county and city public administration. Robinson is also home to Lincoln Trail College, a community
cellege and trade school.
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Representative of many heartland cities, Robinson features an
established and active town square anchored by its historic
Crawford County Courthouse as well as the original Heath
Brothers Confectionary which now serves as a museum
celebrating the city’s long tradition of confectionary production.
Newer retail centers east and west of the downtown square are
anchored by a Ruler Foods grecery, a Walmart Supercenter, hotel
chains and a selection of national fast casual food chains such as

Jersey Mikes and Pizza Hut, along with local consumer service
providers.

%

Crawford County Gourthouse Robinson, 1L

Rebinson Dewntown Square

Heath Museum and Confactionary — Robinson, L.

POTENTIAL REDEVELLOPMENT PROPERTIES

The purpose of this analysis is to provide Crawford County and the city of Richmond with an understanding
of the strength of the marketplace for future residential development. As a part of this analysis, our firm
focused on land parcels identified by officlals of the city of Robinson and the villages of Hutsonville and
Oblong as potential redevelopment opportunities. As illustrated in the following graphic, the investigative
sites concentrated in or proximate to the downtown areas of Robinson, within a two-mile radius of the
Hershey and Marathon facilities, Crawford Memorial Hospital, as wel as the 1.-33/Main Street commercial
corridor and are thus viewed as the sirongest candidates for initial redevelopment. The city of Robinson
has established Tax Increment Financing districts for its industrial and downtown areas as well as a
Community Developmen! Assisiance Program to encourage business expansion. While these programs
may have application for some of the Robinson investigative properties, the city may also wish fo consider

some measure of tax incentive or development parinership with future builder partners in order to maintain
residential development momentum,

The following paragraphs briefly summarize the investigative properties for perspective:

Page 1.2 TRACY CROSS & ASSOCIATES, iHC.




Strategic Planning Analysis

ES AR City of Robinson
A ke

DiRAL ',_ . Economic and Residential Outlook

(‘FOR REVIEW AMD COMMENT) Crawford County, llHnois

GEOGRAPHIC ORIENTATION: POTENTIAL REDEVELOPMENT SITES
— CRAWFORD COUNTY MARKET AREA —
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8] West of Town Property — Robinson: Aligning IL-33/Main Street west of Dorsey Road In the far
west portion of the city’s commercial corridor, this property consists of a 13.2-acre parcel adjolning
established mixed-use commercial along with a modicum of newer, age- and/or income-restricted
multifamily developments. For example, the eastern
perimeter of the site borders the Eagle Theater commercial
area which includes casual and fast casual eaterles, along
with automotive and setvice providers, banking facilities,
and other local businesses. Importantly, the propeity is also
approximately one-half mile west of the Hershey campus
and within one mile southwest of Crawford Memorial
Hospital, while the Marathon Refinery is within two miles
east. Newer residential development in the immediate area
includes the Barrington Farms and Sugar Creek Crossing
rental communities which are briefly discussed in Sections
2 and 3 of this reportt.

P L B

West of Town Property - Robinseon, 1L

] Subdivision Property — Robinson: Representing a 13.36-acre city-owned land assemblage
extending south from Emmons Street fo Clearwater Street {(as extended) immediately west of
Prairie Street in the southwestern quadrant of Robinson. The Our Redsemer Lutheran Church
campus adjoins the property’s western perimeter of the site, along with active agricultural tracts
further west, while established residential neighborhoods extend east. The Robinson City Park and
Softbail Complex are located two blocks to the east of the property. Ideally, this site could be
developed in conjunction with the South Holmes property.
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d South Holmes and Moseby Properties — Robinson: These properties represent active

agriculiural fracts in the southwest quadrant of the city. The South Hofmes site consists of 23.0
acres extending south to Highsmith Stresi. Consistent with the “Subdivision™ assemblage,
established neighborhoods of single family homes align the eastern perimeter, with active
agricultural uses to the west and south. The Meadows
Apartments, a 12-unit income-restricted family rental
community, is situated at the southeast perimeter of the site
aligning Highsmith Street. The South Holmes parcel is also
within walking distance of the Robinson City Park and Softball
Complex. Future development of this site should incorporate the
1513 8. Willow property facilitating a secondary point of
ingress/egress to a future planned development. The Moseby
Assemblage, in turn, encompasses approximately 74.0 acres
directly south at the intersection of Highsmith and North 1100t
streets. These properties are relatively flat with limited stands of
tree/shrubbery growth and suitable for future larger-scale,
mixed-use plannad development.

Moseby Property - Robinson, IL

u C&E Properly — Robinson: l.ocated less than one mile south of Robinson's Downtown District,
this property consists of an assemblage of residential sites which collectively total some 6.0 acres
aligning Sarasota Street at Cross Street. The property Is currently occupied by manufactured
housing uniis in various stages of disrepalr. It Is suggested that the Gity and/or its development
partner asquire and clear this assemblage in preparation for redevelopment.

D Titsworth Property — Robinson: Represents an approximate 58.0-acre assemblage situated
between North Trimble Road and North 1200% Street, exiending north from East 1150 Avenue to
East 1200th Avenue. While not within the defined city limits, the property lies within the northeastern
quadrant of Robinson proximate to the Quaill Creek Gountry Club and Reson, as well as established
higher-priced/executive homes within the Quail Nest Estates and Quail Hollow subdivisions. This
property, as well, is suitable for a larger-scale, mixed-use planned development.

a Scattered Site Properties — Robinson: |n addition to the aforementioned investigative sites, city
officials identified several individual sites for potential consideration. These include 502 S. Jones,
503 S. Jackson, 605 S. Cross, 1513 S. Willow, 108 8. Roosevelt, 407 S. Argus, 1204 and 1206 N.
Howard; along with nine (9) lots aligning the 1400 biock of Nerth Franklin, Highland Avenue and
Howard Street, identified as Lots 37 through 45. Situated directly south of the Robinson Middle and
High School campus, as currently platted, these latter properties primarily represent lots measuring
45 ft. wide by 124 feet deep. As noted, the 1513 S. Willow property should be incorporated with
future development of the South Holmes assemblage. While the 1204-1206 N. Howard, and the
nine lots south of the school campus could serve as build-to-suit single family homes (ideally)
developed as rear-ioad homesites served by an alley system. Alternatively, the nine-iot assemblage
could also be re-platted to accommeodate +/-six (6) homesites measuring 50-55 fest In width (or
farger) which could then accommodate either build-to-suit or speculative single family homes
offering front-/side-load or detached garages adapted from product matrices recommendations
forwarded. At this time, redevelopment of the remaining individua! lots is not warranted.
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a Oblong Lake Property — Oblong: Consisting of an approximate 33.0-acre assemblage in the

northeastern quadrant of the village, this property had
previously been part of a now-expired TIF District and has
been acquired by the village for future development. Access to
the site is provided by lowa Street north of Wisconsin Street.
Situated immaediately north of Oblong Lake and the municipal
Oblong Park, the site itself includes arsas of wetlands. The
property is also within walking distance north of the Crawford
County Fairgrounds and adjoins established residential
neighborhoods to the west and south. Active agricultural tracts
and areas of wetlands/censervancy are found north of the site.
This property may be suitable for future residential
development in tandem with stabilized long-term economic
expansion,

Oblong Lake/Park - Oblong, il

(M Development Sife — Huisonville: Hutsonville represents a rura! village situated In the far
northeastern portion of Crawford County bordering the Wabash River and the lllinois-Indiana state
line. Village officials identified two parcels totaling 14.4 acres situated north of West Clover
Street/1750" Avenue in the western quadrant of the village for potential redevelopment. Clover
Street links the Hutsonvllle Brldge with IN-154 {o the east and IL-3 within one mile west, The
property currently includes several vintage frame structures, with access provided by the private
Warren Lane. The preperty’s northern perimeter adjoins the Hutsonviile Wildlife Habitat Area, while
it is directly east of the Wabash Valley Heat and Gas Company facility, a propane gas distributor
serving the regional farming community. The village center, Hustonville education campus and a
municipal park and baseball dlamond are withln one mile east of the site. At this time, market
conditions do not warrant develaprment of the Hutsonville site,

A FRAMEWORK FOR PLANNING

The City of Robinson and its stakeholder partners are in the process of developing an ambitious yet fully
attainable develepment plan in support of sustainable economic growth over the long term. The goal of this
intra-county plan is {o address needs related to infrastructure improvements, expansion opporiunities for
core agil-business, manufacturing and logistics industiies, investment in workforce education and training
in cooperation with regional educational campuses, expansion of health services, and the like. As a part of
this comprehensive agenda, officials have also addressed the need to ensure that constituent municipalities
are positioned to attract and retain fulure workforce generations by enhancing quality of life components

and “Main Street” investment in support of local business, shopping, dining, and civic amenities which are
all within a reasonable distance of one’s home.

Most importantly, civic pariners recognize the need to ensure a full continuum of new quality housing
alternatives to meet the needs of a diverse base of today’s - and tomorrow's constituents. Given the
definitive fack of quality new construction as defined throughout this report, and consistent with the vision
of “tfomorrow’s” communities, the strongest inftial residential opportunities rest with market rate apartment
forms, along with 2 modicum of attached and detached for sale development in the city of Robinson. Future
larger-scale single family opportunities will evolve over time and could expand to adjoining villages,
incumbent upon successful implementation of the overall redevelopment plan. Serving to instill mormentum,
the following paragraphs forward recommendations for phased introduction of a variety of housing products
within the identified Robinson properties, together with suggested timelines for introduction. It is noted that
these benchmark planning strategies are forwarded for purposes of financial modeling and are intended to
assist public officlals in planning strategies, bullder participant selection and implementation efforis long

ferm. In order to achieve successful residential development in Robinson, planning strategies must adhere
to the foliowing eriteria:
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a First and foremost, builder participants must maintain a disciplined approach to residential product
offerings which follow a logical hierarchy in terms of product form, unit sizes and rents/prices which

can be easily understood by the consumer and at the same time maximize efficiencies and overall
profitability.

a Houslng product must remain within the affordability limits of the market to ensure that
development(s) are equally attractive to middle income entry-level hemebuyers, localized move-up

purchasers, transferees, downslzing emply-nesters, as well as those younger and/or more mature
cohorts desirous of a low-maintenance lifestyle.

(W Most importantly, as it is likely that builder partners attracted to development opportunities in
Robinson will represent the broader reglon’s group of privately held, generally smaller-scale
homebuilders, it is Imperative that city planners establish strict development covenants for all future
projects which ensure that builder partners mainiain consistent architectural elevations, color
palettes, as well as assthetic treatments including strestscape, lighting, signage, landscape as well
as placement pocket parks, walking tralls, and other greenspace for active and passive
recreation/reflection that meet the expectations of existing and transferee households. Adherence
to development covenants is paramount to the integrity of future residential developments in order
to sustain momentum and (again} maximize consumer appeal and overall profitability.

The following paragraphs outline suggested development matrices which represent those housing forms

which carry the slrongest levels of market support and can sustain acceptable occupancies over the long
term.

MODERATE-DENSITY APARTMENTS

Exhibit 1.1 through 1.4 forwards suggested prototype matrices and benchmark rent strategies to
competitively position a variety of contemporary rental housing forms which have proven successiul
eisewhere in ceniral lllinois and throughout the Midwest but have yet to find their way to the local region
and lay the foundation for new quality housing alternatives in the region. Utilizing energy-efficient
construction technologies, design aesthetics should complement the respective environs of each project
while providing guality apariments which rmest the needs of today’s lifestyle-orlented renters. In general,
community-based amenities must include a resident clubroom {(or centrally located clubhouse for larger-
scale projects) featuring multiple soclal/gathering areas, an e-lounge/library with work nooks, a secured
mail/package room, a service kiichen, fitness center with separate spin/yoga studio, and an outdoor terrace
with outdoor Kitchen/grill stations and a multl-use lawn court. Amenlties for larger-scale projects {i.e., at
least 150 units) are also expected to include an outdoor pool or water feature and/or sports courts. Acreage
should aiso be reserved for a pet park and pet washing statlon, greenbelt/detention/retention areas, along

with walking trails which link development phases (as appropriate). Please carefully review all Exhibit
footnotes.

Wustrative lmage Only fllustrative Image Only
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All apartments are expected to feature quality interior appointments/finishes commensurate with new
construction apartment deveiopment throughout the Midwest
Typically, these include nine-foot ceiling height and plank-style
laminate flooring in kitchens and living areas, with carpeted
bedrooms and bedroom-wing hallways; contemporary kitchens with
guartz/granite countertops and islands, ceramic tile backsplash,
stainless steel undermount sink, energy-efficient stainless steel
kitchen and laundry appliances; walk-in closets in most primary
suites and adequate secondary and linen closeting; baths with
laminate or ceramic tile flooring, quartz/granite vanity countertops
with undermount porcelain sinks, framsless shower doors (per plan)
and solid-surface shower surrounds with an accessory niche. All
apartments should also provide internet/cable connectivity and
some level of SMART technology.

lllustrative Image Only

Three-Story Garden Apartments

As outiined in Exhibit 1.1, a conventional garden apartment development which represents the most
efficient and cost-effective construction technologies envisions a

serigs of three-story residential buildings which facilitate an overall
density of 16.0 units per acre. Based upon the profolype 108-unit .
development, this product line will require approximately 7.0 acres . Ak
per phase for residential development. Itis assumed that a minimum ‘
of 165 surface parking spaces (again, per phase) will be provided for
residents and guests, ylelding a more than sufficient parking ratio of
1.53 parking spaces per residential unit. As land planning allows,
another +/-16 detached single garages shouid be provided in lleu of
surface parking with +/-12 garage bays of sufficient width/depth fo
accommaodate larger vehicles or trucks. Also, it is sfrongly suggested
that at least one (1) — and Ideally all residential buildings - wouid be
elevator-served In order broadan the appsai of the development across a broad range of consumer
segments including younger singles and childiess couples, younger couples in the early stages of family
formation, more mature househoid profiles, and as well as multi-generational households.

flustrative Rendering

As also detailed in Exhibit 1.1, the recommended unit types primarily consist of one and two bedroom styles,
together with a modicum of three bedroom designs ranging in unit size from 600 to 1,200 square feet.
Overall, the recommended development matrix provides 81,500 net leasable square feet with the average
apartment residence conlaining 847 square feet of living area, excluding patio or balcony. As also outlined,
benchmark posted base rents extend from $855 to $1,360 and average $1,068, yielding a value ratio of
$1.26 per square foot. For clarity, base rents represent the lowest rent available for a particular plan type
and are established on Floor 2 of the prototype buildings. Benchmark rents do not include premiums for
floor, corner-unit orientation, enhanced views, or other incremental revenues. For analytical purposes, it is
assumed that all utiities will be billed directly to the resident. Benchmark rents are presented in January
2023 doliars and assume quality interior appointmenis/finishes and community-based amenities as
outlined. For proforma analysis, inclusive of most incremental revenue sources (.e., excluding detached

garages), overall rents at stabilization for the suggested prototype development are expected {0 hover at
the $1.46 per square foot mark (again) in 2023 dollars.

Assuming market introduction beginning in late-2023 or later, and a continuous construction and delivery
schadule, at January 2023 benchmark rents the suggested three-story garden matrix will achieve an overall
absorption rate of 9.2 units per month. This projected absorption rate will enable a 108-unit prototype
developmeant to generate a stabilized occupancy level of 95.0 percent (or 103 units oceupied) within a 12.0-
month timeframe from first occupancy. This leasing period assumes extensive marketing commences with
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Number of Units: 12 21 18 12 18 18 9
Percent Distribution; 1.1 19.4 8.7 11.1 16.7 16.7 83
Bedrooms: b 1 1 2 2 2 3
Baths: 1.0 %0 1.0 2.0 20 2.0 2.0
Plan Size (Sq. Ft.): 600 700 750 850 900 1,050 1,200
Benchmark Average Base Rant": $855 $940 $080 $1,065 $1,110 $1,250 $1,360
Per Sq. FL.: $1.43 $1.34 $1.31 $1.25 $1.23 $1.19 $1.13
Community Summary!™¥ Absorption at Benchmark
Total Number of Units: 108
Tolal Net Leasable Square Feet: 91,500 Average Absorption to Stabiiization: 9.2
Weighted Average Unit Size (Sq. Ft.j: B4T {Int Units)
Average Posted Base Rent/Sq, FL; $1,086
Rentisq, FL.M: $1.26 Months to Stablilization: 1.7
{123 Unils at 98% Occupancy)
Estmated Overall Average Rent™: $1,240
Rent/Sq. Ft.?: $1.45

Benchmark Standard Feafures / Community Amenitles / Suggested Premiums

£ Programmable Thermostat

£ Internet/Cable/Smart Technology Connectivity
Bl Nine-Foot Celling Height

B} Dasigner Finishes Throughout

% Non-Smoking Environment

#1 Secured Entry

A Resldent Ciub with Secured MailiPackage Room, e-Lounge/library and Work Nooks, Soclal
and Game Areas, Service Klichen, Filness Center, Terrace with Outdoor Kitchen/Grill Stations,

3 Plank-Style Laminata Flooring in Kitchen/Living Areas 5 Multi-Use Lawn Court
18 Carpsted Bedrooms and Bedroam-wing Haliways £} Dedlcated Pet Area and Fet Spa
B} Walkin Master Bedroom Closet; Adequate Secondary/Linen Glossling # Secured Blcycls / Tenant Storage
4 Deslgner Baths with Laminate or Ceramic Flooring, Quartz/Graniie Vanity &l BV Charging Station(s)
Countertep, Solld-Surface Fub/Shower Surmound with Accessory Niche 1 Tenant Pald Water/Refuse Coflection or Resldent Billing System
il

Conlemporary Kitchen Cabinetry and Lighting H Individually Metered Ubifities
Guartz/Granite Kitchen Countertepiisland
Energy-Efficient Stainless Steel Appliances

- Range

- Dishwasher

- Refrigerator

- MicrowaveftHood Vent

- Full-Size Washer and Dryer
Undemount Slainiess Slee! Sink
Balcony/Patlo

£l On-Site Leasing/Management Office

Sugqested Premlums / Incrementa) Fees

~¥ Fleor Premium: Ficors 1 @ $20; Floer 3 @ $15

1 Comer-Unit Premium; $35

1 Elevator Building {(Minimum Gne 36-Unit Building): $25

1T View Premiure: $25 te $50 {(Maximum 15.0% or +/-16 Units)
Vi Pet Fees (DeposttMe. Rent): $350 / $35

1 Detached Garage (as avallable): $85 to $100

“1 EV Charging Fees (TBD)

") To be used for financlal medeling; ali Images Intended for lllustrative purposes only. Total unit count per development eould vary by +1~10.0 percent wilthout materlal impacl upon absorpiion
polentials,

@ Benchmark base rents are presented in January 2023 dollars and are established on Floor 2 of the prololyps buildings. They do not include premiums for flcor, comer-unit ofientation,
enhanced views, elevalor-served building(s), or Incremental revenues derved from defached garage parking, pet fees, administrative fees or other landlord-provided services.

@ Overall averags rents, which are presented In January 2023 dollars, include estimates of ncremental revenues (sxcluding EV charging fees and detached garage) based upon stabilization at
95.0 percent (or 103 unifs occupled); utilized for analytical purposes only,

4 Benchimark rents and absorption assume a minimum of 165 total parking spaces will be provided. Parkiag allocations yield a more than sufilcient parking ratio of 1,53 parking spaces per

residentlal unil. As land planning allows, +-15 datashed single garages should be provided in fiau of surface parking with +/-4 garage hays of sufficient width/depth fo accommodale larger
vehicies or lrucks,

Source: Tracy Cross & Associates, ine.
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site improvements and three- to six months of lease reservallons prlor to lnltial dellverias. While market
conditions are expected to remain tight through the forecast period, over the course of lease-up, it may be
necessary to offer a discount or lease incentive on select units as market conditions dictate. Also, while it
is understood that unit counts may vary with final design and approvals, 1t Is strongly suggested that a

praportionate ratio of unit types and plan sizes be maintained in order to achieve the forecasted rate of
absorption.

Ranked Development Opportunities: Three-Story Garden

o  Woest of Town Property: This 13.2-acre property represents the strongest initial opportunity for a
three-story garden development, based upon its strong location aligning 1L-33/Main Street and
proximity to a variety of in-place ancillary support and, importantly, major employers. An initial 108-
unit development will require roughly 6.5 acres. Buildings can be developed in rectangular, L-shape
or U-shaped configurations should be sited so that surface parking is oriented to the interior of the
development. Moreover, sustaining levels of rental construction requirements through the 2032
forecast period suggests that a second phase of a similar garden idiom could commence 12.0- to
15.0 months following stabilization of Phase One, thus allowing sufficient time for stabilization and
management of potential initial turnover. Assuming a consistent rental strategy, a future phase is
expected to achieve stabilization within a comparable 12- to 15 month fimeframe from initial
oceupancy. Under this scenario, the outlined community amenities should be centrally located and

shared between phases and as previously noted, given the larger scale at +/-218 units, an outdoor
pootl should be provided.

»  Alternatively, a complimentary product form such as the foliowing ranch villa product line (+/-60
units in phases) or two-story, private entrance garden matrix (80 units) could also be considered
for the remaining 6.5 acres. Either alternative could be introduced concurrent with the Phase One
Garden development without compromising absorption potentials.

o 805 8. Cross Properiy: Future introduction of a moderately-scaled three-story garden idiom {up to
72 units) could be Introduced within the 605 S. Cross property if the City and/or its developer
partners can acquire the entire block — specifically the two lots along Franklin Street. Situated in a
more commercial area of the city, a moderate-scale development would serve as a quality
workforce housing option. Community amenities should be commensurate with the scale of the
property, limited to a secured entry, mail/package area, and first floor bicycle storage.

Two-Story Privaie Entrance Garden Apariments

Exhibit 1.2 envisions a two-story, private enfrance idiom to consist of 80
units per project/phase which provide a 50.0 percent ratio of direct-
access single and/or double garages (+/-40 bays per phase). Reflaecting
an adaptation of the “Big House” concept which facifitates overall
densities of 12.0- to 15.0-Units per acre and can be developed in buillding
modules ranging from 8- to 24-units, this suggested product line has
been well-received In markets throughout the Midwest. An additional 88
private driveway and surface parking spaces should be provided to yield
an appropriate parking ratio of 1.60 parking stalls per unit per phase. As
fand planning of individual properties allows, it is suggested that +/-12 :
detached single garages per phase be provided in fieu of surface parking, ~ '"ustrative Rendering

with at least four {4) garage bays of sufficient width/depth to accommodate larger vehicles or trucks.

The recommended unit types consist of a variety of one, one bedroom & fiex, two, and three bedroom styles
ranging in unit size from 785 to 1,350 square feet. Overall, the recommended development matrix provides
76,500 net leasable square feet with the average apartment residence containing 956 square feet of living
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1 2 PRODUCT CRITERIA AND BENCHMARK RENTS™: AN 80-UMIT TWQ-STORY PRIVATE-ENTRANGE PROTOTYPE

DRAFT
~CRAWFORD COUNTY [ CITY OF ROBINSON, ILLINOIS -

[FOR REVIEW AND COMMENT)

15713
Plan Designation Al A2 Al B1 B2 B3 C
Number of Units: 20 20 8 10 10 8 4
Percent Disiribution: 25,5 25.0 10.¢ 12.5 12.5 10.0 8.0
Bedrooms: 1 1 1+Den/Flex 2 2 2 3
Baths: 1.0 1.8 1.0 2.0 2.0 2,0 20
Plan Size (Sg. Ft.) 785 850 925 1,006 1,100 1,250 1,350
Benchmark Posted Base Rent'™: $965 $1,020 $1,085 $1,150 $1,238 $1,365 $1,450
Per 8q. Ft.! $1.23 $1.20 $1.47 $1.16 $1.12 $1.08 $1.07
Community Summary'™® Absorptlon at Benchmark (Per 80-Unit Development)
Total Number of Units: 80
Total Net Leasable Square Feel: 76,500 Average Absorption to Stabilization: 6.3
Welghted Average Unit Size {Sq. Ft.): 956 (In Units)
Average Posted Base Rent/Sq. Ft.™: 1,112
Rent/Sg, Ft.®: $1.16 Months to Stabillzation: 12.0
{76 Units at 96% Cccupancy}
Estimated Overall Average Rent™; $1,252
Rent/sq. Ft.%: $1.31

Benchmark Standard Features [ Community Amenltios / Suggested Premlums

i Programmable Thermosiat &

Non-8moking Environment
£l internet/Cable/Smart Technology Gonnactivity {1 Secured MalliPackage Klosks or Secured Package Room in Clubhouse

¥l Nine-Foot Celling Helght i Shared Resldent Clubhouse with e-Lounge/Library and work nooks, Sociat Area,

Fl  Designer Finishes Throughout Fitness Center, Multi-Use Lawn, Terrace or Gazebo with Outdoor Kitchen/Gril Staticns,
1 Plank-Style Laminate Figoring In Kitchen/Living Areas Walking Trafls

%) Carpeted Bedrocoms and Bedroom-wing Hallways il Dedicated Pet Area

Walk-1n Master Bedroom Closet; Adequate Secondary/Linen Cioseling Y} Electric Car Chasging Station(s)

71 Luxury Bathe with Laminate or Ceramic Fiooring, Quartz/Granite Vanity Top, i1 Tenant Paid Water/Refuse Collection or Resident Billing System
Frimiess Shower Door (per plan), Solid-Surface Sursound with Accessory Niche 3 Individually Metered Utifitles

% Gontemporary Kitchen Gabinetry and Lighiing )

¥} Quartz/Granite Kitchen Countertop/lsland

Energy-Efficient Stainless Steel Appliances

I:

On-Site Leasing/Management Office

- Range Suggested Premiums/incremental Fees
- Dishwasher
- Refrigerator 1 View Premium: $26 {Assumes maximum of 15% or #/-12 Units)
~ Microwave/Hood Vent it Corner-Unit Premium: $45
- Full-Size Washer and Diyer iJ Pet Fees (DepositfMo, Rent): $325/$30
+1 Undermount Stainless Steel Sink i} Direct-Access Single Garage @ $126
1 Balcony/Patic e}

Detached Single Garage (as available): $85 to $100

11 To be wised for financial planning; all images Intended for illusirative purposes only. Product form yields density of 12.0 to 5.0 uniis per acre. Based upon land planning and approvals,
total unitcount could vary by +/-10.0 percent without material impact upon absorption potentials.

2 Benchimark base rents are presented in January 2023 dollars. They do not Include premiums for corner-unit orfentation, enhanced views, or incremental revenues derived from direct-
access garage, detached garage, pet fess, administrative fees or cther landlord-provided services.

3 Overall posted rents, which are presented in January 2023 dollars, include estimates of corner-unit and view premiums, and Incremental revenues derived from enclosed parking, pet
fees, administrative fees, and other landlord-provided services, Estimated overall rents based upen stabilization at 95.0 percent (76 units accupied); utilized for anaiytical pusposes only.

) penchmark rents and absorption forecast assume a minfmum of 128 total pasking spaces will be provided. Parking allccations distributed between +/-50,0 percent {or +/-40) direct-
access single garages and 88 private driveway and sugdacs parking spaces, Parking aliocations yield an adequate parking ratle of 1.80 parking stalls per unit. As fand planning allows, +-
12 detached single garages should be provided in lieu of surface parking, with +/-4 garage bays of suificiant width/depth to accornmodate larger vehicles or trucks.

Source: Tracy Cross & Assgclates, Ing,




Strategic Planning Analysis
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area, excluding patio or balcony. In this series, benchmark posted rents {exclusive of direct-access garage)
extend from $965 to $1,450 and average $1,068, yielding a value ratio of $1.26 per square foot. For clarity,
base rents represent the lowest rent available for a particular plan type and are established on Floor 2 of
the prototype bulldings. Benchmask rents do not incfude premiums for corner-unit orientation, direct-access
garage, enhanced views, or other incremental revenues. For analytical purposes, it is assumed that all
utilities wiit be billed directly to the resident. Benchmark rents are presented in January 2023 dollars and
assume quality interior appointments/finishes and community-based amenities as outlined. For proforma
analysis, Inclusive of most incremental revenue scurces (i.e., defached garages), at stabitization overall

rents for the suggested prototype development are expected to hover at the $1.31 per square foot mark
(again} in 2023 dollars.

Assuming market introduction beginning in fate-2023 or later, and a continuous construction and delivery
schedule, at January 2023 benchmark rents the suggested two-story garden matrix will achieve an overall
absorption rate of 6.3 units per month. This projected absorption rate wiil enable an 80-unit prototype
development to generate a stabilized occupancy leve! of 95.0 percent (or 76 units occcupied) within a 12.0-
month timeframe from first occupancy. This leasing period assumes extensive marketing commences with
site improvements and three- to six months of lease reservations prior to initial deliveries. While market
conditions are expected to remain tight through the forecast period, cver the course of lease-up, It may be
necessary to offer a discount or lease incentive on sefect units as market conditions dictate. Also, while it
is understood that unit counts may vary with final design and approvals, it is strongly suggested that a

proportionate ratic of unit types and plan sizes be maintained in order to achieve the forecasted rate of
absorption.

Ranch Villa Apartments w/Direct-Access Single Garages

Exhibit 1.3 envisions a single level living
alternative to consist of 30 units per
project/phase developed in a series of three- to
six-unit buildings (duplexed were necessary)
and achieves an overali density of 10 units per
acre. All units include a direct access, front-load
single garage. Ideally, plans are designed to
incorporate a storage or workshop nook in the
garage proximate fo the owner entrance. it is
assumed that land planning will encompass
strategically placed overflow parking guests.

lllustrative Rendering

In this serles, recommended plan types include one, one bedroom & flex, two, and three bedroom styles
ranging in unit size from 725 to 1,275 square feet. Overall, the recommended development matrix provides
30,000 net leasable square feet with the average apartment residence containing 1,000 square feet of living
area, excluding private patio. In this series, benchmark posted rents inclusive of direct-access garage
extend from $1,100 to $1,640 and average $1,320, yielding a value ratio of $1.32 per square foot.
Benchmark rents do not include premiums for end-unit orientation, enhanced site location, or other
incremental revenues. For analytical purposes, it Is assumed that all utilities will be billed directly to the
residemt. Benchmark renits are presented In January 2023 dollars and assume quality interior
appointments/iinishes and community-based amenities as outlined. For proforma analysis, inclusive of
most incremental revenue sources, at stabilization overall rents for the suggested prototype development
are expected to hover at the $1.39 per square foot mark (again) in 2023 dollars.
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PRODUCT CRITERIA AND BENCHMARK RENTS!™): - RANCH VILLA APARTMENTS - A 30-LHIT PROTOTYPE

1.3

-- CRAWFORD COUNTY [ CITY OF ROBINSON, ILLINOIS --

DRAFT
(FOR REVIEW AND COMMENT)

Product Line Summary

Product Form:

Single-Level Villas w/Attached One-Car Garage
3- to 6-Unit Buildings (Duplexed Where Necessary)

Density in Unlts Per Acre: 0.0
Average FPlan Size {(Sq. FL): 1,000
Average Benchmark Remt™ : $1,320
Per Sq. Ft.: ¥ $1.32
Average Absorption Rate (Units/Month)™ 2.5
Itustralive Rendering
Markefing Life (In Months)™ : 12.0
Plan Detail
Plan Designation A B c D
Percent Distribution 25,0 25.0 25.0 25.0
Plan Type 18R 1BR DEN 2BR 3BR
Bedroom/Bath Mix 1/1.0 1+Den /1.0 2120 3120
Unit Size (Sq. Ft.) 725 825 1,075 1,275
Benchrnark Base Rent w/o Garage:!" $1,100 $1,260 $1,380 $1,540
Per 8q. Ft. $1.52 $1.36 $1.28 $1.21
/
/

Unit Features and Community Amenities

UNIT STANDARDS
#  Nine-Foot Ceiling Height
&1 Plank Flooring in Living Areas
A White” Interior Paint Finish
4 Painted Trim
‘1 Direct Wire Smoke Detectors

7 internet/Cable/Smart Technology Connectivity
“i Quality Door Hardware and Lighting Package

1 Air Conditioning
71 Private Patio

CLOSETS, UTILITIES, AND STORAGE

Walk-In MBR Closst
Wire Closet Sheiving

Fuli Size Washer/Dryer {Stacked or Side-by-Side}

Adequale Secendary Closets/Linen

Programmable Thermostat

i
1
{
{1 Storage Area (Either In-Unit or Separate)
a
i
i

Resldent Paid Utilifies or Billing System

KITCHEN FEATURES BATH/POWDER ROOM STANDARDS
# Cluality Wood Cabinetry & Cerarmic or Plank Flooring
i Plank Fiooring 3 Quartz/Granite Vanity Countertop

=1 Self-Clean Range/Oven

£1 Buiit-In Dishwasher

A Refrigerator with lee-Maker

1 Microwave w/Hood Vent

3 Quarlz/Granite Countertopfislang
1 Undermount Stainless Steel Sink
with Garbage Disposal

i Qualily Cablinetry

1 Solid-Surface Surround with
Accessory Niche

4 Frmis Shower Door (MBR)

“1 Framed Glass Mirror Over Vanity

COMMUNITY FEATURES/AMENITIES

Architecturally-enhanced Exteriors

Secured Aceess Enfry Per Unif

Shared Clubhouse (Mixed-tise Development)
Gazebo with Seating and Fireside Lounge
Multi-Use Lawn

Sport Courts/Playgreund

Walking Tralls

2} Extensive Landscaping/Hardscaping
7 Dedicated Pet Park with
Washing Statiens
‘1 Direct Access Single Garage
i1 Adequate Guest/Overflow Parking

R S Y

" o be used for financial planning; all Images Interded for illustrative purposes only. Product form yields a densily of 10.0 units per acre. Based upon
fand planning and approvals, {otal unit count could vary by +-10.0 percent witheul material impact upon abseorplion potentials.

@ sanchmark rents, which are presented in January 2023 dollars, include a direct-access single garage. They do not include premiums for end-unit
condition, enhanced site iocation, pet fees, administrative fees or other landlord-provided semvices.

® Absorption forecast at benchmark rents assumes a contintous consfruction and delivery schedule is maintained .
 Benchmark renis and absorption forecast assume +/~10 guestioverflow parking spaces will be distributed throughout the planning area.

Source. Tracy Cross & Associates, inc.
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Sindgle Family Rentals (SFR) w/Two-Car Garaage

Exhibit 1.4 outlines a suggesied matrix of ranch-style and two-
story defached cottages representing a Single Family Renta)
{SFR} alternative. Developed on typical 50 fi. x 100 ft.
homesltes within a low-malntenance living environment, this
product line Is Intended to appeal to singles and chiidless
couples, young families, as well as localized move-down
constituents who may not wish to commit to home ownership.
importantly, this product line is also expecied to carty strong
appeal to lransferee households, and particularly those who
may be awaiting completion of a new construction home. The llustrative Renderin
SFR housing segment has been highly successful in other g

areas of the country, combining all the benefits of a single family residence including expanded housing

alternatives, semi-ptivate outdoor living areas, garages, storage areas, etc., with a low-maintenance living
environment.

Envisioned to consist of 60 units per project/phase, this product line achieves an overall density of 5.0 units
per acre, offers a truly differentiated rental alternative in the markeliplace, and plan types and unit sizes
which will enable a participating bullder/developer to provide quality slab-on-grade housing alternatives
which may be combined with other rental forms within an efficient, planned living environment. All units
include direct access, front {or rear-load) two car garages. Ideally, plans are designed to incorporate a
storage or workshop nook in the garage proximate to the ownsr entrance. Recommended plan types
include a three bedroom, two bath ranch offering 1,350 square fest of living area, along with two (2) two-
story designs offering three bedrcoms & loft/flex area or four bedrooms and two and one-half baths,
expanding overall living area to 1,650 square feet. Overall, the recommended deveiopment matrix provides
87,300 net leasable square feet with the average SFR residence containing 1,455 square feet of living area,
excluding private patio. In this series, benchmark posted rents inclusive of direct-access garage extend
from $1,675 to $1,825 and average $1,754, yielding a value ratio of $1.21 per square foot. Benchmark rents
do not inciude premiums for enhanced site location, or other incremental revenues. For analytical purposes,
itis assumed that all utifities will be billed directly 1o the resident. Benchmark rents are presented in January
2023 dollars and assume quality interior appointments/finishes and community-based amenities as
outlined. For proforma analysis, inclusive of most incremental revenue sources, at stabilization overall rents

for the suggested prototype development are expected to hover at the $1.27 per square foot mark (again)
in 2023 dollars.

Ranked Development Oppontunities: Two-Story Garden / Ranch Villa/ SFR

e South Holmes Property: This 23.0-acre property represents opporiunity for development of a
planned, mixed-use rental development incorporating a variety of housing alternatives. As
previously noted, it has been suggested that the “Subdivision” property as well as the 1573 South
Willow site be incorporated with the South Holmes assemblage. As addressad in later sections, it
is suggested that the 13.4-acre “Subdivision” property be reserved for development of ranch
duplex/vilia for safe idioms, with the 1513 8. Willow and the South Holmes properties biending the
suggested Single Family Rental (SFR) and and ranch villa apartment forms. These two housing
components will blend seamiessly with established single family neighborhooeds fo the east and
provide future residents with ease of access to the city’s municipal park and recreation areas. In
other markets, in fact, the combination of ranch duplex for sale and ranch villa apartment idioms
with detached housing forms has resulted in multi-generational neighborhoods with move-down
parenis/grandparents electing fo live “close” to aduit children/grandchildren and participate in
activities, childcars, etc. while maintaining independent living styles. To this end, i is suggested
that approximately 18.0 acres of the combined South Holmes/15613 South Willow property be
reserved for a 60-Unit prototype SFR development blended with a +/-60-unit ranch villa apartment
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PRODUCT CRITERIA AND BENCHMARK RENTS™: RANCHITWO STORY SINGLE FAMILY {SFR) - A 60-UNIT PROTOTYPE
-- CRAWFORD COUNTY / CITY OF ROBINSON, ILLINOIS .-

DRAFT
{FOR REVIEW AMD COMMENT}

Product Line Summary

Product Form:

Density in Units Per Acre:

Ranch and Two-Story Delached Single Famlly Rentals
with Two-Car Attached Garage

5.0
Average Plan Slze (Sq. Ft.): 1,455
Average Benchmark Rent™ : $1,754
Per Sq. Ft.:@ $1.21
Average Absorption Rale (Units/Month}™ : 2.5
Mistrative Renderi
Marketing Life (in Months)™ 24.0
Plan Detall
Plan Designation A B G
Percent Distribution 30.0 35.0 35.0
Plan Type Ranch Two-Story Two-Stery
Bedroom/Bath Mix 3/2.0 I+loft/ 2.6 4125
Unit Size (Sq. Ft) 1,350 1,450 1,550
Benchmark Base Rent wiGarage: (" $1,675 $1,750 $1,825
Per Sq. Ft." $1.24 $1.21 $1.18

Unit Features and Community Amenities

UNIT STANDARDS

1 Nine-Foot Celling Helght

£} Plank Flooring in Living Areas
1 "White" Interior Paint Finish

‘t Painted Trim

4 Direct Wire Smoke Deleciors

.
H

Air Conditicning
Private Patio

CLOSETS, UTILITIES, AND STORAGE

Waik-In MBR Closet
Wire Closet Shelving

i

{

1 Full Size Washer/Dryer (Stacked or Side-by-Side)
21 Btorage Area (Either In-Unit or Separate)
i
4
3

Adequate Secondary/Linen Closei(s)
Programmable Themmostat
Resident Pald Utilities or Billing System

1 Internet/Cable/Smart Technology Connectivity
1 Quality Door Hardware and Lighting Package
|

T

KITCHEN FEATURES

I
i
l

i

Quality Wood Cabinetry

Plank Flooring

Self-Clean Range/Oven

Built-In Gishwasher

Refrigerator with lce-Maker
Garbage Disposal

Microwave with Vent
Quartz/Granite Counter/lsland
Undermount Stainless Steel Sink

BATH/POWDER ROOM STANDARDS

#} Ceramle or Plank Flooring

£l Quartz/Granite Vanity Countertop

A Quality Cabinetry

1 Solid-Surface Surround with
Accessory Niche

1 Frmls Shower Door

“i Framed Glass Mirror Over Vanity

COMMUNITY FEATURES/AMENITIES

Architecturally-enhanced Exteriors
Secured Access Entry Per Unit

1 Extensive LandscapingfHardscaping
it Sport Courts/Playground

Shared Clubhouse (Mixed-Use Development) 7} Walking Trails

Ouidoor Terrace or Gazebo with Fireside
tounge & Grilling Stations

Dedicated Pet Park w/Washing Stations
Multi-Use Lawn

! Direct-Access Two-Car Garage
t Adequate Surface Parking

" To be used for financial planning; all images intended for iflustrative purposes only. Product form yields a density of 5.0 units per acre (i.e., 5,000sf
lot). Based upon land planning and approvals, total unit count could vary by +/-10.0 percent without material impast upon absorption potentiais,

® Benchmark tents, which are presented in January 2023 dollars, include a direct-access double garage. They do not include premiums for enhanced
site location, pet feas, administrative fess or other landiord-provided services.

© Absorption forecast at benchmark rents assumes a confinwous construction and delivery schedule Is maintained.
“ Benchmark rents and absarption forecast assume +-20 guestioverflow parking spaces will be distributed throughout the ptanning area.

Source. Tracy Cross & Associates, inc.
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project, utilizing the remaining +/-5.0 acres for pocket parks, walking trails, a shared pet park, and
other passive recreational greenspace.

As with other more conventional rental idioms, this planned development must maintain strict
development covenants and provide all commen area lawn maintenance, snow removal, exterior
building maintenance and mechanical maintenance. Consideration should be given to assessing a

monthly fee for water/sewer and refuse collection and, perhaps, basic internet service for ease of
management.

»  Moseby Property: This 70.0-acre assembiage, as well, is suitable for a larger-scale planned living
environment to Incorporate a variety of for sale and rental housing options. ideally aligning Cross
Street situated along the eastern perimeter, future development of +/-30.0 acres of this site could
accommodate an 80.0-unit two-story garden project, coupled with additional phases of SFR and
ranch villa rentals. The remaining +/-40 acres to the west should be reserved for phased
development of mainstream single family homes. This planned development should also
incorporate appropriate shared parks, greenspace, walking trails and the like, with the rental

housing forms providing common area maintenance services commensurate with conventional
apartment development.

s Ihe C & E Property. lastly, it has been suggested that the City and/or its development pariners
acquire and clear this assemblage in preparation for redevelopment. This redevelopment site could
accommodate a two-story garden apartment project of 80- to 72 units. It is suggested that this “infill
redevelopment” project be developed as a gated community with limited access points, Community
amenities should be commensurate with the scale of the project.

Assuming market introduction in 2024 or later, and continuous construction and delivery schedules, at
January 2023 benchmark rents the suggested apartment matrices will achieve overall absorption rates
ranging from 6.3 units per month for the two-story garden idiom to 2.5 units monthly for the ranch villa and
SFR options. These projected absorption rates will enable the prototype developments to generate
stabilized occupaney levels of 95.0 percent within an overall 12.0- to 24-month month timeframe from first
occupancy and/or at a pace consistent with construction and delivery per product fine. This leasing period
assumes extensive marketing commences with site improvements and three- to six months of lease
reservations prior to inftial deliveries. While market conditions are expected to remain tight through the
forecast period, over the course of lease-up, it may be necessary to offer a discount or lease incentive on
select units as market conditions dictate. Also, while it is understood that unit counts may vary with final

design and approvals, it is sirongly suggested that a proportionate ratio of unit types and plan sizes be
maintained in order to achieve the forecasted rate of absorption.

To reiterate, the suggested apartmeni matrices address current and expected trends in the residential
marketplace and are representative of the newest apartment offerings throughout the Midwest, while the
benchmark rent strategies have been established to enable the prototype developments to appropriately
align with the gradual upward movement of incomes in the markeiplace. Moreover, the suggested plan
offerings and lifestyle amenities will differentiate the suggested developments from alternatives throughout
the greater region and (again) will expand appeal across a broad spectrum of multi-generational consumer
segments offering a coniinuum of plan types which provide fully functional living areas consistent with
today's lifestyle trends. For example, the suggested two bedroom and three bedroom plan styles will

accommodate two- or three-person living arrangements, remote work conditions, transferes families, and/or
muiti-generational family segments.
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MAINSTREAM FOR SALE ALTERNATIVES

In addition to rental apartment development, opportunity exists for attached and detached for sale housing
forms which wili appeal to mainstream and/or move-down consumer segments, along with limited higher-

priced/custom home development, Within the context of covenants governing each master developrment
and subject planning area(s), must be maintained:

ATTACHED FOR SALE

Transitloning from moderate- to low density apariment forms, Exhibit 1.5 forwards suggested prototype
matrix and benchmark base and estimated final closing price .

strategies to competitively position a prototype 48-unit
duplex/villa product tine In the marketplace. This attached for
sale idiom facliitates single level living and will have a
targeted but not restricted appeal to more mature, move-
down constituents as well as younger singles and childless
couples desirous of a low malntenance environmeni.
Assuming sfab-on-grade construction, this product iine will
facilitate an overall density of 5.0 to 7.0 units per acre. it is
assumed that a master association fee will be required to =rE=mr=rrarTE
include common area lighting and landscape maintenance,  flustrative Rendering Only
snow removal, water/sewer and refuse collection fees,

exterior building maintenance and resetves. Please carefully review all Exhibit 1.5 footnotes.

As outlined in Exhibit 1.5, suggested plan types include two bedrooms, two bedrooms & denfflex, and three
bedroom designs ranging in unit size from 1,350 1o 1,550 square feet. Corresponding base sales prices,
presented in January 2023 dotilars, extend from $169,900 to
$182,900 and include quality interior appointments and
finishes as outlined. For proforma analysis, final closing
prices, which include a 5.0 percent estimate for
options/upgrades, various elements of customization, end-
unit condition (friplex buildings only), and enhanced site
iocation, are expected 1o average $185,490 or $128.37 per
square foot. At benchmark closing prices, the prototype for

sale dupiex product line will generate an overall absorption i ST R
rate of 1.3 units per month or +/-16 units annually, consistent : '
with likely construction and delivery schedules and overall  Wustrative image Only

demand potentials as detailed in Section 2. The suggested

plan portfolio refiects a continuum of ptan sizes which compliment family-oriented single family offerings,
thus enabling future builder partners to provide functiona! living areas and contemporary fioor layouts which
meet the needs of today’s move-down/move-over consumer as well as young, lifestyle segments while
broadening the appeal from an affordabllity standpoint. As detailed in Section 2, Crawford County supports
a sufficient base of potential middle- to higher-income households at profile age categories of 35 to 74,
before factoring likely strong equity positions of more mature cohort households. As further detailed in
Section 3, the suggested benchmark sale strategy has been established to appropriately position the
Duplex/Villa series in line with resales in the existing home market.

Ranked Development Opportunities: Ranch Duplex/Villa For Sale
e The Subdivision Property: This 13.4-acre property represents opporiunity for phased development

of +/-60 duplex/triplex residences as a component of a larger planned, mixed-use community
incorporating a varlety of housing alternatives. To relterate, it has been suggested that the
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DRAFT
(FOR REVIEW AND COMMENT)

Product Line Summary

Produet Form:

Dansity in Units Per Acre:
Average Plan Size (Sq. FL):

Average Base Sales Price™ :
Per Sq. Fr.:%

dverags Estimatad Closing Price™

Per S Fr

Single-Level Duplex/Villas w/Altached Two-Car Garage
2~ to 5-Unit Buildings

5.0tc 7.0

1,445

$176,600
$122.21

183,490

5123 37 .
INustrative Rendering Only
Average Absorption Rale (Units/Month) M, 1.3
Marketing Life {in Months)™ : 36.0
Plan Petail
Plan Designation A B c
Percent Distribution 35.0 35.0 30.0
Plan Type 2BR 2BR FLEX 3BR
BedroonyBalh Mix 2{20 2+Flex/ 2.0 3120
Unit Size (Sg. F1) 4,350 1,450 1,550
Benchmark Base Sales Price;™ $169,800 $177,800 $182,800
Per Sg. FL: §126.85 $122.68 $118.00

Unlt Features and Community Amenlties

UNIT STANDARDS
#  Nine-Foot Ceiling Height
& Plank Flooring in Living Areas
A "White" Interior Paint Finish
1 Painted Trim
“ - Diract Wire Smoks Deleclors

4 Intemet/Cable/Smart Technology Connectivity
% Quality Door Hasdware and Lighting Package
|

1

1

Air Conditioning
Private Patio
Direct-Access Two-Car Garage

CLOSETS, UTILITIES, AND STORAGE

o Walk-In MBR Closet
Wire Closet Shelving

Adequate Secondary/Linen Closal(s)
Programmable Thermaosiat

Full Size Washer/Dryer (Stacked or Side-by-Side}
Storage Area (Either In-Unit or Garage)

KITCHEN FEATURES

A

]

ISR R SR vy

BATH/POWDER ROCHM STANDARDS

I Ceramic of Plank Flooring

& Quartz/Granite Vanity Countertop

13 Quality Cabinefry

"4 Sofid-Surface Surround with
Accessory Niche

21 Frmls Shower Door

{1 Framed Glass Mirror Over Vanily

Quality Wood Cabinetry

Plank Flooring

Self-Clean Range/Oven

Built-In Dishwasher

Refrigerator with lce-Maker
Garbage Disposal

Microwave with Vent
Quartz/Granite Counterfisiand
Undermount Stainless Steel Sink

COMMUNITY FEATURES/AMENITIES

Architecturally-enhanced Exteriors 1 Extensive Landscaping/Hardscaping

Secured Access Entry Per Unit 11 Sport Cours/Playground

Shared Clubhouse (Mixed-Use Development) '3 Walking Trails

Gazebo wilh Fireside Seating and T Adequate Guest/Overflow Parking

Fireside Lounge -t Assoclation Fee to Include Common

Dedicated Pet Park w/Washing Station 't Area Lawn Maintenance, Snow

Mult-Use Lawn Removal, Water/Sewer, Refuse
Collection and Reserves

% To be used for financlal planning; alt images intended for fllusirative purposes only. Product form yields a density of 5.0 to 7.0 units per acre. Based
upen land planning and approvals, total unit count could vary by +/-10.0 percent without material Impact upon absorption potentials,

2 Benchmark base safes prices are presented in January 2023 dollars and assume sfab-on-grade conslruclion. They assume quality teved inferfor
appelnimentsifinishes, but de not /nclude opfions, upgrades, vasious elemenls of customization, or premiums for end-unit condition or enhanced site

location.

3 Closing prices, which are presented In January 2023 dollars, inciude a 5.0 percent estimate for optionsfupgrades and varicus elements of
customizailon, end-unit condition andfor enhanced site location; uiilized for analytical purposes cnly.

W Sales forecast at benchmark sales prices assumes a dedicated marketing program, staffed on-site sales office and decorated model(s) and a
continuous construction and delivery schedule s malntalnad.

9 11 is assumed a master assoclation fee will be required 1o Include common area lighting and landscape maintenance, snow remaoval, water/sewer and

refuse collection fees, and reserves.

Source: Tracy Cross & Assoclates, inc.
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“Subdivision” property as well as the 1513 South Willow site be incorporated with the South Holmes
assemblage. This low-density for sale idiom will blend seamlessly with established single family
neighborhoods to the east and provide future residents with ease of access to the city’s municipal
park and recreation areas. In other markets, in fact, the combination of ranch duplex for sale and
ranch villa apartment Idioms with detached housing forms has resulted in multi-generational
neighborhoods with move-down parenis/grandparents electing tc live “close” fo adult
children/grandchildren and participate in activities, childcare, etc. while maintaining independent
lifestyles. To this end, it is assumed that future residents of the Subdivision project would share the
walking tralls and common areas of the larger development.

o Moseby Property: As noted, development of a larger-scale planned community has been
sugygested for this 70.0-acre assembiage. To this end, future planning areas of the +/-40.0-acre
western quadrant of this site could accommodate additional phases of this aitached for sale product
line and achieve consistent overall sales rates of roughly 16 units annually at benchmark sales
prices while currently marketing with mainstream detached for sale alternatives. This planned
development should also incorporate appropriate shared parks, greenspace, walking trails and the
like, and assumes & master association fee will be required as noted.

o Titsworth Property: This 58.0-acre assemblage, as well, is viewed as appropriate for future
development of a larger-scale planned community incorporating attached and detached housing
options directed to mainsiream consumer segments, along with a limited number of higher-priced
semi-custom/custom home development. Future planning areas could accommodate additonal
phases of this attached for sale product line and achieve consistent overall sales rates of roughly
18 units annually at benchmark sales prices while currently marketing with mainstream detached
for sale alternatives. This planned development should also incorporate appropriate shared parks,

greenspace, walking trails and the like, and assumes a master association fee will be required as
noted.

MAINSTREAM SINGLE FAMILY

Exhibit 1.6 outlines product recommendations for conventional,
family-oriented single family homes developed on homesites of 60
fo 65 feet in width and averaging 7,200 square feet in size. This
product serles, desighated as the SF60 Series, is envisioned fo
consist of 48 homes per development phase and adapis better-
selling ranch and two-story designs from national production-
oriented homebuilder plan portfolios intended to appeal to local
family segmenis and (particularly) those transferring to the area
from other regions where new construction alternatives are more
readily available. As cutlined, the suggested plan portfolio :

includes a 1,650 square foot ranch home together with five two- ~ Representalive Image

story designs ranging in unit size from 1,800 to 2,475 square feet, All homes provide at least three
bedrooms, with most homes also feaiuring additional flex/bonus areas, an unfinished basement, and a two-
car garage as slandard. The largest SF60-F floor plan features a Master-on-Main design and could
accommodate an optional three-car garage on select homesites. Overall, the SF60 Series provides an
average 2,054 square foot residence which carrles an average base sales price of $266,733, yielding a
value ratio of $129.86 per square foot. This benchmark base sales price assumes a standard homesite
value of $50,000. As also outlined in Exhibit 1.8, final closing prices which include an estimated 7.0 percent
over base for some measure of options, upgrades, finished basements, site premiums, three-car garage,
and other customization, are expected o extend from $280,800 to $319,900 and average $285,233 or

$138.87 per square foot. It Is acknowledged that closing prices could yield another 5.0 to 8.0 percent in
options/upgrades not factored in the outlined estimates.

Page 1.13 TRACY CROSS & ASSOCIATES, INC.
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DRAFT City of Robinson

Economic and Residential Qutlook
(FOR REVIEW AND COMMENT) Crawford County, llinois

At benchmark closing prices, and assuming a continuous construction and delivery schedule per
development phase, as well as concurrent marketing with attached/detached for sale planning areas, the
5F60 Series will generate 1.3 sales per month or +/-16 sales annually for a single builder or, given the
likelihood of multiple builder participants, a sales pace of +/-13 sales annually per bullder If two (2) builders
are concurrently marketing in a given planning area. Again, the benchmark pricing strategy assumes guality

appointiments and finishes commensurate with new mainstream single family communities throughout the
Midwest and cohesive development covenants.

Ranked Development Opportunities: Mainstream Single Family

o Moseby Property: As noted, development of a larger-scale planned community has been
suggested for this 70.0-acre assembiage. To this end, future planning areas of the +/-40.0-acre
western quadrant of this site couid accommodate phased introduction of the SF60 Series marketed
conctrrent with attached for sale aiternatives and achieve consistent overall sales rates of roughly
13 to 16 units annually at benchmark sales prices. This planned development should incorporate
appropriate shared parks, greenspace, walking trails and the lke, and assumes a master
association fee will be required for common area maintenance, with the homeowner responsible
for exterior home malntenance and landscape/snow removal.

« Titsworth Property: Again, this 58.0-acre assemblage is viewed as appropriate for future
development of a larger-scale planned community incorporating attached and detached housing
options directed to mainstream consumer segments, along with a limited number of higher-priced
semi-custom/custom home development. Future planning areas could accommodate phases of the
defined SF60 Seties and attached for sale product lines and achieve consistent overall sales rates
of roughly 16 units annuaily at benchmark sales prices. This planned development should also
incorporate appropriate shared parks, greenspace, walking trails and the like, and assumes a
master association fee will be required for common area maintenance, with the homeowner
responsible for exterior home maintenance and landscape/snow removal.

o Also, the potential exists for this portfolio to be expanded at the Titsworth Property to inciude plan
offerings in the 2,600 fo 2,800 square foct range developed in a limited number of planning areas
with larger 70 to 75 foot wide homesites which would accommodate standard three-car garages.
Sales prices in these "semi-custom” planning areas would carry an incremental +/-8.0 over
mainstream benchmark pricing and include a standard $65,000 homesite. In addition, it is likaly

that final closing prices would carry a higher levei of options/upgrades and customization likely to
average 10.0 to 12.0 percent over base.

¢ The Oblong Lake Property: Over the long term {i.e., 2033 or later), there may be opportunity for a
single developer to offer an enclave devetopment combining the mainstream SF60 Series with a

small planning area of duplex/villas. Again, however, this development potential is fully incumbent
upon sustainad regional economic recovery.

URBAN-ORIENTED SINGLE FAMILY

Speclfic to the city of Robinson and the identified 1204-1206 N. Howard and “High School” fots, they may
be modest opportunity for small-scale, urban-oriented singte family detached development, if development
costs can be offset by allocated taxing districts and/or programs and new construction aiternatives can be

marketed at sales prices at or below $250,000. To this end, the following prototype criteria is forwarded for
consideration:

Page 1.14 TRACY CROSS & ASSOCIATES, INC.
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« Plan offerings in a value-oriented urban setting would include a ranch-style home providing two
bedrooms and two baths within reughly 1,450 square feet, along with two {2) two-story plan types
providing three bedrooms and two and ons-half baths at 1,650 and 1,850 square feet, respectively.
All homes would include a defached two-car garage at the rear of the homesite, thus also allowing
a small private ouidoor area for soclalizing. Homes in this urban-oriented series would be
approximately 30 feet wide configured on 40- to 45-foot wide homesites which are roughly 100 feet
deep. This product line typically facilitates a density of 8.0 units to the acre.

Representative Image

=  This urban single family series would serve as a form of “transitional architectural landscape” at
gateway locations in the Downtown District and will altract a broad spectrum of single family
purchasers including young childless couples, couples in the Inltial stages of family formation, a
component of professional singles who may prefer a walkable lifestyle orientation at price poinis
that correspond to their income. While there may be other redevelopment opportunities within
established neighborhoods adjoining Downtown Robinson, no more than one single development
ares should be marketed at any given time to mitigate cross-competiticn between developments.

FUTURE RENT/SALES PRICE CONSIDERATIONS

it is again noted that benchmark rents are presented in January 2023 doltars. [t also cannot be overstated
that the much discussed recent rates of rent/price growth noted nationwide are not sustainable, especially
consideting the impact of spiraling rates of inflation and related economic uncertainties now beginning to
emerge. For proforma comparisons and batring additional unforeseen economic turmoil, it is strongly
suggested that benchmark renis/prices be held constant through at least 2023 with modest annual
appreciation in the range of 2.0 to nof more than 3.0 percent be applied to proforma financial models
thereafter — a level generally consistent with GPI over the last several (pre-pandemic) years.

Page 1.15 TRACY CROSS & ASSOCIATES, INC.
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2. ECONOMIC, DEMOGRAPHIC AND RESIDENTIAL OUTLOOK

Encompassing some 2,532 square miles, the Southeastern [llinols Reglon is defined as the counties of
Glark, Crawford, Cumberland, Jaspst, Lawrence, and Richiand in southeast llinois. This large geographic
area represents a homogeneous region defined by its dependence upon like sources of employment;
commuting patlerns established along the interstate 70, US 50 and Hlinois Routes 1 and 130 highway
sysiems; socio-economic similarities in demographic and household composition; and the character of its
housing. Collectively, the Southeastern illinols Region is within a 2.5-hour drive of the Springfield, IL, Terre
Haute Evansville, and Indianapolis, IN, and St. Louis, MO metropolitan areas. Within this large gsographic
guadrant, however, primary support for future residential development in Crawford Counly will emanate
from the host counly, hereinafter defined as the Crawford County Market Area.

GEOGRAPHIC DELINEATION: THE SOUTHEASTERN ILLINOIS REGION
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Source: Googls Maps and Tracy Cross & Associates, Inc.

EMPLOYMENT TRENDS

The six-county region supports an economy rooted in agri-business, manufacturing, logistics, and
healthcare. The region is served by CSX Railroad, providing rail-based freight transpoitation and transtoad
services which serve industrial and business parks located throughout the six-county region. Major regionai
employers include (among others) Hershey Company, Marathon Petroleum Refinery and Crawford
Memorial Hospital in Crawford County; ZF Technology Systems and Bolin Enterprises in Glark Gounty;
Toyota Boshoku IMinois inc. and Lawrence County Memeorial Hospital in Lawrence County; Walmart
Distribution and Carle Richland Memorial Hospital in Richland County; along with numerous manufacturing
and agri-business equipment and service suppliers. Gevernment, as well, plays a major role in the six-
county region including county and city administration, primary and secondary school systems, Linceln Trall
College in Crawford County, and Olney Centrai Cotlege in Richland County, which are a part of the Illinois
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Eastern Community College system; as well as the Robinson and Lawrence Correctonal Facilities in
Crawford and Lawrence counties, respectively.

According to the U.8. Department of Labor, the combined region supported a total nonfarm employment
base of 25,766 in 2021 (the lalest data available), with employment concenirated in manufacturing which
alone accounted for 18.1 percent of total employment, followed by education/health services with 13.0
percent, and trade/transportation/utilities which collectively accounted for 29.9 percent. Notably, Crawford
County alone accounted for just over one-quarter of total regional employment in 2021 with payrolis of
6,860 or 26.6 percent, and perhaps more importantly, nearly one-half of alt manufacturing employment in

the six-county area (2,168 jobs or 46.5 percent). Refer to Appendix A2.1 for a graphic fllustration of Crawford
Counly employment by industry sector.

2021 COVERED EMPLOYMENT BY INDUSTRY SECTOR
-~ SOUTHEASTERN ILLINOIS REGION --

Information Firancial Activllies
0.7% 6.8%
Prolessional & Business Services
4.3%

Education & Health Services
13.0%

29,8%

Trade, Transporiation and
Ulilities

S Lelsure & Hospitality
12.3%

Other Services
3.5%

Manufacturing
18.1%

Government
71%

—

Constroction
4.1%

While one cannot overlook the negative impact of the last recession upon (particularly) the region’s
dominant manufacturing and logistics industries, and statistics must be viewed in contexi, regional
employment conditions began to slowly improve during the 2010-2016 timeframe, with payroll advances
during this six-year period averaging 77 workers yearly. The lion’s share payroll additions (134 annually or
88.7 percent) occurred in the manufacturing sector, offsetting periods of erosion in remaining employment
sectors. As iliustrated in the following text table, employment gains during the six-year period were

concentrated in Clark and Lawrence counties, while employment remained relatively unchanged in
Crawford County.

Soarce: U.S. Department of Labor, Bureau of Labor Statistics
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EMPLOYMENT TRENDS
-- SOUTHEASTERN ILLINOIS REGION --
2001 - 2021
Al A R Ey e (iital Otiar
Atea 2001 2010 2016 2021 2001 - 2010 | 2010~ 2016 | 2016 - 2021

Total Southeastern lilinois Reglon™ | 29,340 28,596 27,057 25,766 -305 77 -258
Clark Gounty 5,187 4,220 4,764 4,308 -107 91 -91
Crawford County 7,346 7,148 7,146 6,880 -22 ¢] -57
Gumberland Gounty 2,315 2,882 2,674 2,753 7 32 36
Jasper Gounty 2,605 2,198 2,044 2,081 -45 25 3
Lawrence County 4,803 4,427 4,526 4,154 -42 17 -74
Rightand Gounly 7,084 6,223 6,003 5,630 -98 -37 -75

 Befined as Clark, Grawford, Cumberland, Jasper, Lawrence and Richland counties, Hlinals.

Source: U.S, Depariment of Gommerce-Bursau of Labor Slatistics

As also Hiustrated, the pace of employment moderated during the subsequent 2016-2021 timeframe,
reflecting erosion of 258 jobs yearly, attributed in large measure 1o the economic constraints of the
pandemic. In 2020, for example, the six-county region experienced year-over-year job losses of 1,161 or
4.31 percent of total employment. As might be expected, the majority of job losses occurred during the

April-dune 202G period,
largely impacting the reglon’s
manufacturing, foglistics,
education, and government

sectars of employment. While 400 i

certainly not  minimizing 300 7% |
employment losses in 2020, .o e~ f o e ]
the rtegion's employment 000 _;/f N *% ALY S v
contractions were nct as 00 ot N7 \,\ —\—t
severe as those felt el N, \ / V7
elsewhere in the nation where 400 £ N, \
employment losses averaged -5.00 - \,’
578 percent in 2020 -8.00 Year-Gver-Year 2020 - 2021 . L
Moreoven modest ]eve]s Of :";'gg r g&iﬁnaslamﬂl‘momnegmn ‘l.ljg 3>933.0?g :g.lg'::

recovery in the region's core
industty sectors (i.e., agri-
business, manufacturing,
logistics, and healthcare)
began in 2021 and continued
through the first six months of
2022 noting the overall

5.00

EMPLOYMENT GROWTH COMPARISONS
~ SOUTHEASTERN ILLINGCES REGION! AND THE U.S. —

Yoar-Over-Year Change (Pescenl)

-0.00

-i0.e0

> H F & & PR S, S R R (R . 2
A A e A

——-1.5. * «Southeastern [Mncls Region ]

1 inctudes Clark, Crawford, Gumberland, Jasper, Lawrence, and Richland countiesin Elingis,
Source: U.S. Depariment of Labor, Bureaw of Labor Slalistics

addition of 389 jobs year-over-year. Recent job growth was concenirated in Richland and Clark counties,
while Crawford County added 82 jobs during the twelve-month period ending in June 2022, with tangible,
yet reserved economic improvement anticipated through the 2027 forecast period and beyond. Measured
economic growth, such as announced investment at the Hershey and Marathon facilities in Robinson, will
initially have a positive influence upon the region’s rental housing sector, extending over time to ownership

housing forms.

Our conclusion also considers the necessity io sustain pro-active regional economic development
initiatives, refiecting a multi-disciplinary approach to attracting and retaining workforce talent by providing
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infrastruciure Improvements necessary to enable employment expansion; the establishment of opporiunity
zone designations and other tax incentives to promote employment growth; initiating workforce training and
continuing education programs; and partnering with regional stakeholders to ensure the availability of
quality housing options. To this point, it is noteworthy that the most currently available 2019 American
Gommunity Survey/Gensus estimates indicate that nearly two-thirds (61.0 percent) of Grawford County’s
workforce live and work focally. As detatled in the following text table, another 16.1 percent of the country's
workforce reside elsewhere in the six-county Southeastern lllinols region, largely commuting from Clark
and Lawrence counties, while principal sources of out-of-area workers emanate from adjoining, more rural
areas of lllincis and Indiana which are all within a one-hour drive of Crawford County.,

COMMUTATION TRENDS: CIVILIAN EMPLOYED WORKERS - 2013

+« CRAWFORD COUNTY -
County of Residenca Number Percent
Tolal Civillan Employment 7,106 H{iiX]
Crawiord Counly, IL™" 4,937 61.0
g:m_ﬂrega Clark County, IL" 342 4.8
92,92 Lavrence Ceunty, IL 335 47
Jaspar County, ILW 304 4.2
Richland County, L4 149 2.1
Sulfivan County, IN 126 18
Southeesarn fnois Viaa Sounty. " .
Reglon Coles County, L 88 08
151% Knox County, IN 82 0.8
Wayne County, i, 53 Q.7
Clay County, IL 47 0.7
Cook County, IL 44 0.6
Sangamon County, IL 42 0.6
Clay County, IN 35 0.5
Effingham County, IL 34 05
E—— Macon County, 1L 33 0.5
Crawio;cji.g%unty, L i Mantgomery County, IL 28 o4
All Other Out-of-Areal 958 135
Willn a 40-minute Commute™ 608 8.6
Withint 4 80-minute Commute™ 146 3.4
1 Counties comprising definad Southeastern Ninois Reglon.
@ includes Clay, Cales, Edgar, Edwards, Eflingham, Wabash, and Wayne counties, 1; and Clay, Daviess, Gibson, Greana, Knox, Pike, Sulfivan and Vigo counties, IN.
©Hncludes Douglas, Fayelle, Marion, Moultrie, Shefay and White counles, IL; and Dubols, Marti, Cwen, Parke, Pulnam and Vermillion caunties, IN.
“ Represenls additional out-ol-region and out-oi-state resklenls estimaled e Include contracyremote workers,

Source: OnTheMap; U.S. Bureau of ihe Gensus-American Community Survey 2019

DEMOGRAPHICS

Not surprisingly, estimates derived from the 2020 Census indicate that population and household growth
throughout the Southeastern lllinois region has mirrored employment trends over the last two decades. As
summarized in Appendix A2.2, the region supported an estimated 2022 household base of 34,312,
representing the loss of 117 households yearly since 2010. Household contractions are expected to
stabilize through 2027 to an estimated household base of 34,288, reflocting the annual loss of +/-five
households yearly over the five-year period. In 2022, Crawford Gounty supported a household base of
7,381, representing 21.5 percent of the six-county region. However, Crawford County also accounted for
27.4 percent of all contractions during the 2010-2012 timeframe, reflecting the loss of 32 households yearly.
Consistent with the region as a whole, household contractions are expected to abate during the 2022-2027
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timeframe to a projected overall household base of 7,355 in 2027. Household growth forecasts reconcite
the expectation of a sfowly improving regional economy over the forecast period, offset by the distinct
absence of new residential development, coupled with inflationary pressures and tighter lending controls.
However, it is also important to recognize that Gensus household growth projections do notf reflect
pofentials inherent in redevelopment initiatives to re-purpose under-utilized properties to better meet
the demands of existing and futurs resident households.

POPULATION AND HOUSEHOLD TRENDS:
~ SOUTHEASTERN ILLINOIS REGION'" AND THE CRAWFORD COUNTY MARKET AREA —

Southeastern lllinols Region'" 90,431 89,954 85,528 85,141 -47 -370 77

Crawford County Market Area 20,452 19,817 18,641 18,508 -64 93 27

Percent of Region 22,6 22.0 21.8 21.7 - - s

City of Rebinson 8,082 7,713 7,221 7,148 -38 -41 15
Percent of Market Area 39.6 38.9 387 38.6 -

Southeastern lillnols Reglon®™ 36,080 35,718 34,312

34,288 -36 117
Crawford County Market Area 7,842 7,763 7,381 7,365 -32 5
Parcent of Region 21,7 21,7 215 21.5 - -
City of Robinson 3,134 3,054 2,864 2,841 -8 -16 5
Percent of Market Area 4080 394 38.8 38.6

% Defined as Clark, Crawlord, Cumberland, Jasper, Lawrenca and Richland counties, lilinois.

Saurce: U.S. Census Bureau, Environles Analylics and Tracy Cross & Asscciates, Inc.

Consistent with the region overall, tenare distributions in Crawford County faver ownership heusing which
accounts for 79.0 percent of all occupied units, while an estimated 1,551 Crawford County households or
21.0 percent are renters, accounting for a modest 20.0 percent of all renter households in the six-county
region. Not surprisingly, more than one-haif of localized renter households (895 households or 57.7 percent)
reside in the city of Robinson. Renter households in Crawford County likely reflects elevated participation
in ownership inventory brought to the market as rentals. In fact, there has been only limited rental apasrtment
development in the whole of Crawford County in more than two decades, reflecting the 12-unit Meadows
Apartments and the 32-unit Barrington Farms single family rental community introduced in 2012 and, most
recently, the age-restricted Sugar Creek Crossing, a 43-unit ranch villa development now undergoing lease-

up. These newer rental developments are all located in Robinson, and alf represent projects designated for
low income households.

As detailed in Exhibit 2.1, Crawford County householders are relatively mature, reflecting a median age of
57 years. By age cohort, 15.8 percent of market area householders are under the age of 35, with 30.5
percent in the family-oriented age groups of 35 to 54, while 38.3 percent reflect more mature groups aged
55 to 74. The remaining 15.4 percent align age categories of 75 and older. Age cohorts younger than 75
typically represent the strongest profiles for rental and/or lifestyle-oriented (i.e., low maintenance) housing
alternatives. Analysis of household compositions reveals that 71.5 percent of Crawford County
householders, and 72.4 percent of those in Robinson itself, represent households without children under

the age of 18, primarily reflecting persons living alone or in two-person arrangements, consistent with typical
renter andfor lifestyle profiles.
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2.1

Attribute

Total Households

Average Househeld Size

Househcolds with Chidren
Married Couple
Other Family

MNonFamily

Households withou$ Children
Married Couple
Gther Family

NonFamily

HOUSEHOLDS BY TYPE AND AGE OF HOUSEHOLDER: 2022

-- SOUTHEASTERN ILLINOIS REGIONI"! AND THE CRAWFORD COUNTY MARKET AREA ~

10,107
6,968
3,006

135

24,205
11,5625

1,780
10,800

28,56
20,3
8.8
04

70.5
336

5.2
318

7,381 100.0
------------ 3 S
2,107 286
1,432 19.4

644 8.7
31 0.4
5,274 71.5
2,472 33.5
366 5.0
2,436 33.0

DRAFT

{FOR REVIEW AND COMMENT)

2,864 100.0
------------ 220 cwenimana

794 27.8

489 17.1

293 10.2

9 0.0

2,073 72.4
783 27.3

147 5.1

1,143 39.9

Total Households

Under25
25 - 34
35 - 44
45-54

65 - 64
65-74

75 -84

85 and Over
Medfan

Households Under 35
Households 35 - 54
Households §6 - 74

5352
10,449
13,123

100.0
3.2
124
14.5
15.9
20.3
17.9
10.8
49

16.6
30.5
38.2

1,189
2,248
2,830

100.0
34
12.6
14.3
16.1
26.2
18.1
11.0
4.4

5.8
30.6
38.3

2,864
141
356
458
456
509
462
339

145

497
912
an

100.0
4.9
12.4
15.9
16.9
17.8
16.1
11.8
6.1

17.4
31.8
338

™ Defined as Clark, Grawford, Cumbedand, Jasper, Lawrence and Richland counties, Ihinols.

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




Strategic Planning Analysis
DRAFT Clty of Robinson

Economic and Residential Outlook
(FOR REVIEW AMD COMMENT) Crawford County, lllinols

HOUSEHOLD COMPOSITION: 2022
-~ SOUTHEASTERN {LLINOIS REGION'" AND THE CRAWFORD COUNTY MARKET AREA -

3 1
Altribute Number Percent Number Percent Number . Percent
Total Households 34,312 100.0 7,381 215 2,864 100.0
1-Person Household 9,901 28.9 2,220 8.5 1,080 36.0
2-Person Household 12,607 387 2,674 7.8 956 33.4
3-Person Household 5,278 154 1,150 3.4 416 143
4-Person Household 3,948 115 834 24 279 Q.7
5-Person Household 1,765 5.1 333 1.0 122 4.3
&-Person Household 568 1.7 118 0.3 53 1.8
7 or More Persan Housshold 245 0.7 52 0.2 14 0.5
Total 1- and 2-Person Households 22,508 65.6 4,894 66.3 1,986 69.3
" Defined as Clark, Crawford, Gumberiand, Jasper, Lawrence and Richiand counties, lllinols.

Sourca: 115, Depariment of Commerce, Bureau of the Census: Census 2010; Environics Analytics

Moreover, and specific to mature age categories, household segments at age categories of 65 and older
are expected 1o significantly advance their representation levels over the next five years as outlined below:

HOUSEHOLD GROWTH PROJECTIONS BY AGE GROUP
- SOUTHEASTERN ILLINOIS REGION" AND THE CRAWFORD COUNTY MARKET AREA --

Age Range 202é . 2627 2022 2027 2022 2027
Under 25 1,084 1,173 249 264 141 153
25-34 4,268 4,014 920 845 356 a2z
35-44 4,982 4,838 1,058 1,040 456 424
45-54 5,467 5,222 1,180 1,134 458 470
55-64 6,967 6,397 1,482 1,376 503 463
65-74 6,156 7,089 1,338 1,534 462 518
75 and over 5,388 5,545 1,134 1,162 484 491

Total 34,312 34,268 7,381 7,355 2,864 2,841

" Defined as Clark, Grawford, Gumberland, Jasper, Lawrance and Richland counties, llincs.

Source: Environics Analytics and Tracy Cross & Associates, Inc.
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Strategic Planning Analysis
’l F)ﬁ\}:’ﬂf City of Robinson
IS Economic and Residential Outlook
(FOR REVIEW AND COMMENT} Crawford County, lllinois

Households in Crawford County supported an estimated 2022 median annual income of $52,943, generally
consistent with incomes throughout the six-county region. As detailed in Exhibit 2.2, median incomes in
the city of Robinson are modestly lower than elsewhere in Crawford County, estimated at $48,489.
Nonetheless, and most germane to quality new residential construction in the city of Robinson and
slsewhere in Crawford County, Exhibit 2.2 also reveals that not less than 71.0 percent of resident Crawford
Gounty households younger than 75 earn at least $35,000 annually, incomes requisite to support rental
rates for quality new market rate apariment development, with roughly 48.5 percent earning in excess of
$75,000 per annum, levels sufficient to support a measure of new for sale housing assuming favorable

morigage agresemenis can be attained. These statistics do not factor in likely equily pasitions of existing or
potential transferee households.

RESIDENTIAL CONSTRUCTION TRENDS

One potentially significant barrier to anticipated regional economic expansion is the definitive lack of
resldential construction throughout the Southeastern liinois region over the last 40+years. As summarized
in the following text table, CGensus estimates indicate that /ess than 13.0 percent of all housing units in the
six-county region have been built since 1999, with less than 5.0 percent built in 2010 or later. These
statistics are even more pronounced in Crawford County and the city of Robinson, where some 88.0 and
92.0 percent (respectively) of all housing stock was built prior fo 1999.

2022 HOUSING UNITS BY YEAR BUILT
- SOUTHEASTERN ILLINOIS REGION" AND THE CRAWFORD COUNTY MARKET AREA --

Altribute Number Percent Number Percent Number Percent
Total Housing Units 35,832 100.0 8,652 100.,0 3,425 100.0
Built in 2014 or Later 435 2.3 175 2.0 52 1.5
Bu#tt in 2010 10 2013 814 2.0 268 3.1 117 3.4
Built 2000 1o 2009 3,419 8.6 591 6.9 140 3.2
Built 1890 fo 1999 4,390 1.0 248 9.9 294 8.6
Built 1960 to 1988 13,645 34.3 2,666 312 1,080 315
Buit 1859 or Earlier 16,629 41.7 4,004 46.8 1,772 51.7
Median Year Structure Built 1967 1563 1959
| i I
) Defined as Clark, Crawford, Curnbertand, Jasper, Lawrence and Richland counties, ilfinois.

Source: Environics Analytics

These statistics are furiher supported by analysis of regional residential construction frends over the last
two decades. Specifically, since 2000 and through 2021, the six-county region has averaged a nominal 39
residential construction authorizations yearly. As detailed in Appendix A2.3, the majority of annuai permits
(25 permits or 84.0 percent) represented single family forms (which include single-address townhomes and
duplexes). As further detailed in Exhibit 2,3, Crawford County has averaged a modest seven (7) single
family permits annually since 2000, accounting for 28.0 percent of all single family development in the six-
county region. In fact, the strongest annual authorization level was seen in 2011 when 38 uniis were
authorized country-wide, largely reflecting the aforementioned 32-unit, income-qualifying Barrington Farms
project in Robinson. As also illustrated, single family development in the region has yet to show signs of
improvement, with regional authorizations during the most recent 2017-2021 timeframe averaging a merg

11 units yearly, with three (3) of the four {4) single family homes built in Crawford County over the last five
years authorized in the city of Robinson.
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2 . 2 -~ SOUTHEASTERN ILLINOIS REGION") AND THE CRAWFORD COUNTY MARKET AREA .-

HOUSEHOLD AGE AND INCOME CHARACTERISTICS: 2622

DRAFT
{FOR REVIEW AND COMMENT)

Aliribute Number Percent Median

Total Househokds 34,312 100.0 $567,244
Under 25 Years 1,084 3.2 29,889
25-34 Years 4,268 12.4 64,362
35-44 Years 4,082 14.5 77,192
45 - 54 Years 5,457 159 76,952

55 -84 Years 6,867 203 66,461
65-74 Years 6,156 17.9 48,105
75-84 Years 3,697 108 36,768

85 Years and Qver 1,681 49 28,849
TFotal Households Under 26 Years 1,084 3.2 $29.889
With incomes of $35,000 ar More 472 435 —
Tetal Households Uader 25 fo 44 Years 9,250 70 $71,272
With Incomes of $35,000 or More 7,360 789 —
Wilh Incomes of $75,000 or More 4,357 471 -
Total Households Under 45 to 64 Years 12,434 36.2 $70,634
With Incomes of $35,006 or More 0,638 775 -
With Incomes of $76,000 or More 5,837 469 —_
Total Households Aged 65 to 74 Years 6,156 179 448,108
Wilh Incomes of $35,000 or More 4,027 654 —
Wilh Incomes of $75,000 or More 1,856 30.3 —

i
Attribute Number Percent Medlan
Total Heuseholds 7,381 100.0 $52,942
Under 25 Years 244 34 26,214
25 - 34 Years 920 125 64,769
35- 44 Years 1,058 14.3 75,505
45 - 54 Years 1,180 16.1 71,647
65 84 Years 1,482 202 61417
65- 74 Years 1,338 13.1 44,024
15 - B4 Years BGY 1.0 32,550
85 Years and Over 325 44 26,981
Total Households Undar 26 Years 249 34 520,214
With Incomes of $35,000 or More 81 32.5 —_
Total Households Under 25 Lo 44 Years 1,978 26.8 570,512
With incomes of $35,000 or More 1,681 79.9 —
With incomes of $75,000 or More 208 458 —_
Total Households Under 45 to 64 Years 2,682 363 465,912
With Incomes of $35,000 or More 1,803 743 —_
With Incomes of $75,000 or Moce 1,173 437 —
Tatal Households Aged 65 to 74 Years 1,338 181 $41,024
With Incornes of $35,000 or More 779 58.2 —
With Incomes of $75,00G or More 207 222 —

)i

Atiribute Number Percent Median

Total Hotseholds 2,864 100.0 $48,489
Under 25 Years 141 4.8 206,270
25-34 Years 356 124 BC 438
35 44 Years 456 i59 67,551
45-54 Years 458 1689 68,565

55 - B4 Years 508 178 56,249
85- T4 Years 4562 16.1 40,410
75 -84 Years 339 118 32,041

B5 Years and Over i45 51 25,538
Total Households Under 25 Years 144 1.9 $20,270
With Incomes of $35,000 or More 52 209 —_
Toltal Households Under 25 to 44 Years 812 28.4 564,432
With incomes of $35,000 or Mosre 654 805 -
Wilh incomes of $75,000 or More 337 415 —
Total Households Under 46 to 64 Years 965 337 $62,069
With Incomes of $50,000 or More 567 56.8 —
With Incomes of $75,000 or More 408 423 —_
Totai Households Aged 65 to 74 Years 462 6.3 440,110
Wi Incomes of $35,000 of More 266 129 —
With [ncomes of $75,008 or More 103 T —

" Defined as Clark, Crawford, Cumberand, Jasper, Lawrence and Richiand counlies, Hinols.

Source: Environics Analylics and Tracy Cross & Assocletes, Inc,
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DRAFT
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Strategic Planning Analysis

City of Robinson

Economic and Residential Outiook
Crawford County, lllinois

RESIDENTIAL PERMIT TRENDS: SOUTHEASTERN ILLINOIS REGION

Total Perimilts

2000 ~ 2021
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Source: U.S. Department of Commerce, Bureay of the Census: C-40 Gonstruction Reporis

Muttifamily authorizations, in turn, have been extremely limited in the six-county region over the last two-
pius decades, averaging a mere 14 units annually. Again, as detailed in Appendix A2.3, multifamily
authorizations in the region primarily reflect moderate-scale low income family and/or senior developments
including four projects in Clark County built in 2010 (51 units} and 26 units building in 2016-2017 together
with the two Crawford County multifamily developments previously referenced which coflectively account:

for 55 units.

RESIDENTIAL OUTLOOK

fn tandem with continued regional
economic recovery, the Crawford
County Market Area could suppori
construction of 210 new residential
units annually during the /nitial 2023-
2027 forecast period (or 1,050 units
through 2027) if supply were made
available and market consistent
rents/sales prices are malnfained.
Thereafter, based upon successful
implementation of  regional/local
ptanning initiatives, residential
construction  requirements  could
advance to an annual pace of 230 on
a sustaining basis.

ANNUAL RESIDENTIAL POTENTIALS BY PRODUCT TYPE
-- CRAWFORD COUNTY MARKET AREA --

2023 - 2030
Product L 5
Type 2023 - 2027

Total 210 + 230 +

For Sale 60 80

Single Family Detached 45 B0

Buplax/Triglex 15 20
Market Rate/Workforce Apartments 150 + 150 +

Source: Tracy Cross & Assoclales, Inc.
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Strategic Planning Analysis
Py ATy City of Robinson
A Economic and Residential Outlook
(FOR REVIEW AND COMMEMNT) Crawford Gounty, lllinois

Of the potential initial construction requirements, 60 units yearly could represent detached and low-density
attached for sale idioms, with the remaining 150 unifs yearly representing market rate/workforce
apartments. To this latter point, given the absence of residential development of scale over the last several
decades, residential potentials and (particularly) rental apartment potentials coufd double in any given
year (again) if supply were made avaifable. This new construction requirement primarily reflects
replacement demand as large components of existing ownership and renta! housing throughout the region
as a whole are now at or nearing obhsclescence. Residential construction requirements also consider a
limited measure of potential in-migration based upon regional commutation patterns together with housing
needs to meet the expectations of transferee households emanating from oulside the six-county region.
Lastly, as summarized in Section 3, new construction requirements also consider sales frends among
existing principally single family detached alternatives, coupled with demand for housing forms which meet
transitioning needs of maturing residents throughout the region. Consistent with employment and
household trends, the city of Robinson is expected fo capture at least 80.0 percent of future rental apartment
and ownership construction requirements through at least the initial-2023-2027 forecast period, with

development potentials in other areas of Crawford County largely contingent upon sustainable economic
growth trends through 2032,

Further disaggregating initial regional for sale construction requirements, roughly 45 units yearly will
represent single family detached alternatives, with the remaining 15 units ownership units yearly reflecting
low-density duplex/villa forms. Based upon the distribution of household incomes in Crawford County and
remaining areas of the Southeastern lllinocis region, together with an examination of home sales over the
last roughly three years, new construction for sale potentials will carry a median closing sales price of
$247,900 in 2023 dollars. As detailed in the following text table, it is estimated that roughly two-thirds of
new single family defached closings will oceur at price points between $200,000 and $299,689, while new
attached for sale forms will hover at the $185,000 mark. To reiterate, these price points are consistent with

household incomes in the region by profile age cohort and align with foday’s typical 30-year morigage
interest and loan reguirements,

ANNUAL NEW CONSTRUCTION FOR SALE POTENTIALS BY PRICE RANGE
-- CRAWFORD COUNTY MARKET AREA --

2023 - 2027
Price Range Number Number Number
(In 2023 Dollars) of Sales Percent of Sales Percent of Sales Percent
Under $100,000 0 0.0 ¢ 0.0 0 6.0
100,000 - 124,999 0 0.0 0 0.0 0 0.0
125,000 ~ 149,999 a 0.0 0 0.0 0 0.0
150,000 - 199,599 7 1.7 0 0.0 7 48.7
200,000 - 224,999 12 20.0 5 13.3 B 48,0
225,000 - 249,999 14 233 12 26.7 2 13.3
250,000 - 299,999 12 20.0 12 28.7 0 0.0
300,000 - 399,998 G 18.7 10 22.2 0 0.0
400,000 and Above 5 8.3 5 111 0 0.0
Total 60 100.0 45 100.0 15 100.0
Median $247,900 $268,800 $185,000

Source: Tracy Cross & Associates, Inc.
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Addressing rental apartment construction requirements, the +/-150 unit yearly projection represents more
than adequate support for new and/or adaptive conversion apartment initiatives throughout Crawford
County. However, it is unlikely that these new construction requirements will be met as {foday) there are
no announced market rate rental or for sale developments in the Crawford County planning pipeline - or
for that matter, elsewhere in the six-county region. Hence, development of (particularly) rental apartment
forms wili serve to alleviate significant measures of pent-up demand for quality housing alternatives which
meet the needs of today’s consumers.
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3. THE RESIDENTIAL MARKETPLACE

As detalled in Section 2, there has been no residential construction of scale in Crawford County or
elsewhere in the six-county Southeastern illinois region in more than two decades. This section of our report
therefore characterizes trends noted among newer market rate apartment developments in similar [linois
and southwest Indiana regional areas, together with trends in Crawford County’s existing home market in

order {o provide perspective relative to future new construction offerings in Robinson and elsewhere in the
county.

THE APARTMENT MARKET - AN OVERVIEW

The region’s rental marketplace is characterized by a limited number of small-scale privately managed
developments built, for the most part, during the 1960's through the 1980s; along with former single address
homes, many of which have been converted to multi-unit structures; as well as private mobile home rentals.
These developments provide little, if any, community-based amenities beyond (perhaps) on-site laundry
faciliies and surface parking. Many developments in the
region represent income-restricted family or senior (55+)
projects designated for households earning not more than 60.0
percent of area median income. In Robinson, for example,
residency qualification Is now underway for the Sugar Creek
Crossing Apartments, a 43-unit villa development restricted to
senjor households aged 55 and older. This community also
accepis HUD/Section 8 vouchers serving vety low income
seniors. The one- and two bedroom units carry an average rent
of $650 monthly for a 790 square foot apartment, translating to
a current dollar value ratio of $0.82 per square foot.

Sugar Creek Crossing Apariments

Therefore, in order to assess the marketability of future market rate/workiorce rental alternatives, our firm
identified 18 newer market rate communities and a collective 3,491 apartments in the Bloomington-Normal,
lMinois and Terre Haute, indiana regions as representative of new quality consiruction rental alternatives.
Overall, the 18 represeniative developments are of larger scale, averaging 194 units in size and an average
year bullt of 2004, Most represent three-story garden/walk-up developments, although selected newer
projects in Terre Haute include a two-story private-entrance garden idiom, a one-car garage ranch duplex,
and a mixed-use adaptive conversion project in downtown Terre Haute. Commensurate with the larger
scale of most developments, lifestyle community-based amenities typically include a clubhouse with social

areas, fithess center, and outdoor pool, a dog park and/or sports courts, while many provide detached
garage unlts for optional lease.

i Ry 2 T T

Cobblestone Crossings Apariments The Flats of Terre Haute Apariments
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Crawford County, lllinois

a

As summarized in the following text table, as of December 2022, posted renis among the 18
selected projects averaged $1,182 monthly which included a 950 square foot apartment home.
Posted rents yield an overall current doliar value ratio of $ 1.24 per square foot, For the most part,
plan offerings include a variety of one and two bedrocom designs, along with a modicum of studio
and three bedroom plan styles which generally range in unit size from 500 to 1,600 square feet.

Vacancies among the 18 developments stcod at a very tight 2.6 percent in December 2022,
reflecting a mere 91 of 3,491 units available. In Terre Haute, vacancies stood at 4.6 percent (44 or
961 units unoccupled). For perspective, market balance generally requires vacansies in the range
of 5.0 to 8.0 percent to allow for movement between communities. In December, only the 448-unit
Cobblestone Crossings in Terre Haute was offering a lease incentive of one month free with a 12-

month lease, equating to an effective rent of $1,123 or a 7.7 percent discount.

THE FOR SALE MARKETPLACE

For sale development throughout the greater region is generally
characterized as broker-represented, primarily representing
sales of existing single family homes along with a nominal
number of lot sales. At present, there are no national
homebuilding companies operating in the six-county region, with
regional homebuilders such as Drake Homes providing build-to-
suit customn single family homes on varying lot widths which range
in price from the high $200,000s. In Robinson, for example,
several newer homes have been built along west Mefford Street
immediately northeast of Crawford Memorial Hospital, while
established exscutive homes from the high $300,000s are found
within the Quaii Holfow and Quaill Nest Estates subdivisions align

Representative Newer Mesfford St Homes
Robinson, IL

with the Quail Creek Country Club.

Representative Home: Guait Hollow - Representative Home: Quail Nest Estates
Robinson, 1L Roblnson, iL

The following paragraphs highlight pertinent Crawford County for sale trends for perspective:

Q

Data apstracted from the Mid-Eastern Indiana Realtors Association reveals that there were 160
single family homes sold in Crawford County in 2021, a volume some 47.0 percent higher than the
109 homes sold in the county in 2020. As summarized in Exhibit 3.1, single family closings in 2021
carried an average closing price of $116,562, on par with the $116,680 average noted one year
earlier. The average market time for a single family home stood at 169 days, we!l below the 236~
day average noted in 2020. As Exhibit 3.1 also reveals, 131 home sales or 82.0 percent of all
closing activity occurred at price points below 175,000, reflecting the dominance of vintage housing

Page 3.2 TRACY CROSS & ASSOCIATES, INC.
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Residential Market Analysis

NRART City of Robinson
YA Economic and Residential Outiook
(FOR REVIEW AMD COMMENT) Crawford County, lllinois

stock throughout the county. Nonetheless, in 2021, another 10.0 percent of closings carried prices
in excess of $225,000. While statisticse must be viewed in context, these latter higher-priced
closings carried an average closing price of $311,594, generally on par with the $314,632 average
noted in 2020. Through the first 10 months of 2022, the 124 single family homes sold in Crawford
County franslated to an estimaled annualized 145 sales, down 9.4 percent compared to 2021
voiume. However, the average price of a single family home rose to $147,601, representing a sharp
26.7 percent increase over the $116,562 average noted the previous year, while average marketing
time fellto 101 days. Notably, closings at $225,000 or more accounted for 16.0 percent of all activity
during the January-October timeframe, with the average closing price ameng this latter group
advancing to $350,695 up 12.0 percent compared to the $312,832 average noted the previous two
years, Finally, as detailed in Appendix A3.1, the city of Robinson has accounted for nearly three-
quarters of all closing activity in Crawford County over the last two years, and more than 85.0
percent of all higher priced activity.

Page 3.3 TRACY CROSS & ASSOCIATES, INC.
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RESIDENTIAL BUILDING PERMIT TRENDS BY COUNTY

-- SOUTHEASTERN ILLINOIS REGION -- DRAFT
A2 “ 3 2000 - 2021 (FOR REVIEW AND COMMENT)
Southeastern
lllinois Clark Crawford | Cumberland Jasper Lawrence Richland
Total County, 1L County, il County, IL
2000 80 14 11 2 3 45
2001 89 g 11 1 1 61
2002 58 4 13 1 1 34
2003 48 3] 12 12 1 2 15
2004 64 8 8 13 1 3 31
2005 29 6 8 ] 1 & 13
2006 59 30 10 4 1 0 14
2007 26 7 4 3 1 G 11
2008 63 47 6 1 1 6] 8
2009 25 8 6 2 0 0 9
2010 24 5 7 2 0 0 10
2011 51 4 38 1 0 a 8
2012 19 5 8 1 0 0 5
2013 22 i2 5 1 0 0 4
2014 16 7 0 0 0 4
2015 38 12 14 2 G 0 10
2016 24 17 2 0 0 3
2017 31 20 ] 1 0 3
2018 10 4 0 1 0 2
2019 7 1 0 1 c 2
2020 48 2 43 1 1 0 1
2021 17 8 6 9 3 0 2
Annual
Average

2000 - 2021 39 11 10 4 1 0 13

2000 - 2008 57 15 7 8 1 1 26

2009 - 2016 27 9 11 1 0 0 7

2017 - 2021 23 7 12 ] 1 0

A2.3, Page 10of3




RESIDENTIAL BUILDING PERMIT TRENDS BY COUNTY

-- SOUTHEASTERN ILLINOIS REGION -- DRAFT
AZ . 3 2000 - 2021 {FOR REVIEW AND COMMENT)
Southeastern
lilinois Crawford Cumberland Lawrence Richland
Total
2000 48 12 5 9 2 3 15
2001 43 7 & 9 1 1 19
2002 30 4 1 S 1 1 14
2003 34 6 4 & 1 2 15
2004 36 8 4 7 1 3 13
2005 29 6 8 1 1 o 13
2006 43 14 10 4 1 C 14
2007 24 7 2 3 1 0 11
2008 17 9 8 1 1 0 8
2009 17 0 6 2 0 0 g
2010 24 5 7 2 0 0 10
2011 51 4 38 1 0 0 8
2012 19 5 8 1 0 0 5
2013 22 12 5 1 0 0 4
2014 13 4 5 0 0 0 4
2015 32 6 14 2 C 0 10
2018 12 5 2 2 0 0 3
2017 17 8 7 0 1 0 3
2018 10 4 3 0 1 0 2
2019 7 1 3 0 1 0 2
2020 5 2 0 1 1 0 1
2021 17 8 8 0 3 0 2
Annual
Average

2000 - 2021 25 6 3 1 0 8

2000 - 2008 34 7 5 5 1 1 14

2009 - 2016 24 5 11 1 0 0

2017 - 2021 11 4 4 0 1 0

A2.3, Page20f 3




RESIDENTIAL BUILDING PERMIT TRENDS BY COUNTY

-- SOUTHEASTERN ILLINOIS REGION -- LIRAF Y
AZ . 3 2000 - 2021 (FOR REVIEW AND COMMENT)
Southeastern
Hlinois Clark Crawford | Cumberland Jasper Lawrence Richland

Total County, IL County, IL County, IL County, IL
2000 34 2 0 2 0 HE 30
2001 46 2 0 2 0 0 42
2002 28 0 4 4 0 0 29
2003 14 0 8 ¢ ] ¢ 0
2004 28 0 4 6 0 0 18
2005 G 0 0 0 0 0 0
2006 16 18 0 0 0 0 0
2007 2 0 2 0 0 ] 0
2008 46 46 0 0 0 0 0
2009 8 8 0 0 C 0 0
2010 0 0 0 0 0 0 0
2011 0 0 0 0 0 0 o
2012 0 0 ] 0 0 0 0
2013 0 0 0 0 0 0 ]
2014 3 3 0 0 it 0 0
2015 6 8 0 0 0 0 0
2016 12 12 0 0 0 0 0
2017 14 14 0 0 0 0 3]
2018 0 0 0 | 0 0
2019 0 0 0 0 0 0
2020 43 0 43 0 0 0 0
2021 0 0 0 ] 0 0 0

Annual
Average
2000 - 2021 14 5 3 1 0 0 5
2000 - 2008 24 7 2 2 ] 0 12
2009 - 2016 4 4 0 0 ] 0
2017 - 2021 11 3 9 0 0 0

Source: U.S. Department of Commerce, C-40 Construction Reports

A2.3, Page 30f 3
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GEMERAL LIMITIMG COMDITIONS

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

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