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SB Friedman Development Advisors, LLC  312 424 4250 

221 N LaSalle St  Suite 820  Chicago IL 60601 sbfriedman.com 

To: Village of Schaumburg 

From: SB Friedman Development Advisors, LLC 

Date: October 26, 2022 

RE: Experior TIF | Financial Review and Returns Analysis 

Introduction 

SB Friedman Development Advisors, LLC (SB Friedman) was engaged by the Village of Schaumburg, Illinois (the 

“Village”) to conduct a financial review and returns analysis of the Experior project (the “Project”), a proposed 

development of the vacant 60.5-acre site located at the southwest corner of Irving Park Road and Rodenburg Road 

(the “Site”).  The Site was acquired by Experior, a trucking and logistics company to develop its operational headquarters 

along with warehousing maintenance functions. Specifically, the Project consists of three primary components: 

• 40,000 square foot distribution facility wrapped with a 40,000 square foot office building

• 28,000 square foot truck maintenance facility

• Service station with a 5,000 square foot convenience store

• 635 parking spaces of which 368 spaces will be leased

The proposed Project would create 200 new jobs in the Village and generate incremental property and sales taxes. 

However, the development is challenged by approximately $23 million in extraordinary costs related to stormwater 

management improvements, wetlands mitigation, environmental remediation, and the need to improve public 

infrastructure (roads and utilities) to service the site. The Village designated the Experior Redevelopment Area/Tax 

Increment Finance (TIF) District (the “TIF District”) encompassing the site and executed a redevelopment agreement 

(“RDA”) with Experior in January 2022 to reimburse Experior up to $20 million in TIF eligible costs on a pay-as-you-go 

basis. The Project is expected to begin construction in 2023 and be developed over an 18-month period.  

Pursuant to the Illinois Tax Increment Allocation Redevelopment Act in the Illinois Municipal Code (the “TIF Act”), the 

Village is required to prepare a third-party estimate of the rate of return on the Project after accounting for the TIF 

assistance. This memorandum provides a summary of the Project returns with TIF assistance, and a summary of the 

methodology used for the estimation of returns.   

Analysis Framework and Methodology 

The Project is a build-to-suit owner-occupied development. The real estate investment returns on such projects are 

difficult to estimate because the returns would be based on the business operations and revenues. For the purposes of 

estimating returns, SB Friedman treated the Project as an investment property where the individual buildings – office 

and warehouse, maintenance facility and service station are assumed to be leased at market rents. This structure allows 

estimation of project returns through a traditional pro forma analysis. Key inputs to the pro forma analysis and the 

sources of information are summarized below and detailed in Appendix B.  
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• Project investment/development budget: As indicated in the RDA, the Project is required to have a minimum 

investment of $50 million of which about $23 million was related to public infrastructure and horizontal 

improvements of the site. 

• The net operating income (NOI) from rental income: NOI estimates were based on SB Friedman’s analysis 

of comparable net rents of warehouse distribution, corporate office, and convenience retail in the Schaumburg 

market area. The NOI at stabilization is estimated to be $2.06 million.  

• The TIF reimbursement from the Village: Incremental TIF revenues were calculated based on the probable 

equalized assessed value of the development, the base value, the Village tax rate, and an assessed value 

inflation rate of 2%. TIF reimbursement to the Project following the first full year of stabilization and assessment 

is estimated to be $1.09 million.   

• A reversion in year 10 from a hypothetical sale of the property: Capitalization rates (cap rates) for the 

reversion were derived based on benchmark data from Real Estate Research Corporation and Price Water 

House Cooper.  

 

Returns Estimate 
 

The pro forma analysis and the estimated project returns are shown in Figure 1. Two returns metrics were estimated 

for the analysis: 

 

• Stabilized yield on cost: This metric is calculated by dividing annual net operating income (NOI) before debt 

service plus the TIF reimbursement owed by the Village in the first year of stabilized operations by total project 

costs. This return metric is an indicator of the annual overall return on investment for the Project. The stabilized 

yield on cost for the Project is estimated to be 6.3%.  

 

• Unleveraged internal rate of return (IRR): This is the rate of return or discount rate for a project, accounting 

for initial expenditures to construct the Project and ongoing cash inflows (annual net operating income [NOI] 

before debt service), as well as a hypothetical sale of the Project at the end of the analysis period, if applicable. 

The unleveraged IRR is estimated to be 4.8% for the Project. 
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Appendix A 
 

LIMITATIONS OF OUR ENGAGEMENT 

 

Our deliverables are based on estimates, assumptions and other information developed from research of the market, 

knowledge of the industry, and meetings/teleconferences with the Village of Schaumburg (the “Village”) and the 

Developer during which we obtained certain information. The sources of information and bases of the estimates and 

assumptions are stated in the deliverables. Some assumptions inevitably will not materialize, and unanticipated events 

and circumstances may occur; therefore, actual results achieved during the period covered by our analysis will 

necessarily vary from those described in our report, and the variations may be material. 

 

The terms of this engagement are such that we have no obligation to revise analyses or the deliverables to reflect 

events or conditions that occur subsequent to the date of the deliverable. These events or conditions include, without 

limitation, economic growth trends, governmental actions, changes in state statute or Village ordinance, additional 

competitive developments, interest rates, and other market factors. However, we will be available to discuss the 

necessity for revision in view of changes in the economic or market factors affecting the proposed project. 

 

Our deliverables are intended solely for your information and is not a recommendation to issue bonds or other 

securities. The report should not be relied upon by any other person, firm or corporation, or for any other purposes. 

Neither the report nor its contents, nor any reference to our Firm, may be included or quoted in any offering circular 

or registration statement, appraisal, sales brochure, prospectus, loan, or other agreement or document intended for 

use in obtaining funds from individual investors without our prior written consent.  

 

We acknowledge that upon submission to the Village, the report may become a public document within the meaning 

of the Freedom of Information Act. Nothing in these limitations is intended to block the disclosure of the documents 

under such Act. 



Experior TIF / Financial Review and Returns Analysis 

SB Friedman Development Advisors, LLC                 4 

Appendix B 
 

Figure 1: Project Budget, Assumed Rents and Cash Flow Pro Forma 

 

 

 

 

 

 

 

 

Project Budget

Developer

Budget

$7,500,000

$22,400,000

$19,100,000

$1,000,000

$50,000,000

[1] Costs reflect budget provided by Developer in Redevelopment Agreement

Source: Experior RDA and SB Friedman

Soft Costs

TOTAL DEVELOPMENT COSTS

Hard Construction Costs

Uses/Development Costs [1]

Acquisition Costs

Site Preparation Costs

Market Rents

Average Average

Square Feet Net Rent/SF

40,000                $20.00

48,000                $8.50

5,000                  $40.00

28,000                $8.50

368                     $100/month

Source: CoStar, Village of Schaumburg ,and SB Friedman

Maintenance Facility

Office

Warehouse

Project Name

Experior Project

Service Station

Parking

Project Returns Analysis

STABILIZATION

2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2034

CASH FLOW Year 0 Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11

Unleveraged Cash Flow - Adjusted Assistance

Total Project Costs -$33,000,000 -$17,000,000

Net Operating Income $982,075 $2,011,046 $2,059,070 $2,108,249 $2,158,612 $2,210,188 $2,263,005 $2,317,093 $2,372,484 $2,429,209 $2,489,939

TIF Reimbursement $0 $0 $1,093,753 $1,093,753 $1,160,699 $1,160,699 $1,160,699 $1,231,743 $1,231,743 $1,231,743 $0

Reversion Proceeds (Year 10) $33,155,598

PV of Remaining Public Asistance (Year 11+) $9,030,176

TOTAL -$33,000,000 -$16,017,925 $2,011,046 $3,152,822 $3,202,002 $3,319,311 $3,370,887 $3,423,703 $3,548,836 $3,604,227 $45,846,726 $2,489,939

Annual Yield on Cost 2.0% 4.0% 6.3% 6.4% 6.6% 6.7% 6.8% 7.1% 7.2% 7.3%

Unleveraged IRR 4.8% 6.3% Yield on Cost




