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Naperville Ridge 

Supply/Demand  
For the following supply/demand review, the feeder market assumed for Naperville Ridge is comprised of 

five submarkets that include Naperville, Downers Grove/Woodridge, Hinsdale, Westmont, and Oakbrook 

(“Feeder Market”). This is based off of local market expertise, known migration patterns in the area and 

local housing market data.  

55+ Buyer Household Count / Annual Income Level 

In the Feeder Market, there are approximately 84K empty nester & retired buyer households making at 

least $50k annual income (see accompanying chart on right). Almost sixty percent (48K) of these 

households make at least $150k annually (i.e., more affluent). As you can see from the accompanying 

chart (on left) the Feeder Market households (blue column) on average tend to represent higher annual 

incomes in this region compared to the overall Chicagoland market, specifically in the more than $250K 

annual income range. As a result, the potential buyers in this Feeder Market are more affluent and have 

more means to purchase housing products that carry higher housing valuations. Note that there are more 

than 23,000 of these empty nester/retired households that make more than $250k in annual income 

(chart on right).  

 
 

What product are the affluent empty nester & retired buyers moving from? 

As an example of the affluency of these 

buyers and to offer a perspective on what 

types of homes they would be downsizing 

from to move into Naperville Ridge, a 

topline MLS analysis was performed. The 

following criteria was assumed for this 

buyer’s current home: 2-story with a 

minimum 2,750 square feet and a 

minimum of 4 bedrooms, 2.5 bathrooms, 

2-car garage, and 15 years old or older 

living in the Feeder Market – all selling for 

at least $700K or more. On average, this 

buyer is living in a 3,961 sq. ft. home  that is 35+ years old with an ASP of $1.1M.RidgeIn the last 12 months, 

there were 533 homes sold in the Feeder Market (at this minimum $700K price!) averaging 35 days to sell, 

leading to a low average months-of-supply, 3.3, i.e., when ready to downsize these buyers are ready to 

move quickly.  
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Naperville Ridge 

Market Valuation 
In the last 12 months, the assumed Feeder Market for Naperville Ridge accounted for 918 sold 

transactions for First Floor Owner’s Suite (FFOS) floor plan (detached & attached). The targeted price range 

(orange outline) for Naperville Ridge is generating a low 3.2 months of supply – weighted average. The 

light red column represents the sold FFOS transactions in the last 12 months. In the targeted price range 

FFOS detached & attached homes represented 123 closings. Naperville Ridge projects an absorption rate 

of 2.5 representing a 24.6 percent market capture rate for the target price and product configuration. 

 

Market Based Pricing Review 
The following pricing charts help portray how Naperville Ridge product offerings will be positioned. For 
clarity, the chart shows primarily sold First Floor Owners Suite transactions in the Feeder Market. The 
small maroon dashes represent sold transactions for detached single family in the last 12 months while 
the small blue triangles represent current detached single family active listings. The small gold circles 
represent the sold transactions in the last 12 months for attached First Floor Owners Suite product. The 
trend lines for each series (matching the colors) are also shown to reflect the relative value per square 
foot. The specific product offerings at Naperville Ridge are highlighted in the chart showing base price and 
assumed ASP (red circles and yellow highlights) noting again that these prices do include a full basement 
on each plan. For additional insight, the chart also includes the currently active and sold (LTM) listings of 
the prototypical home our buyers will be moving from (2-story, min. 2,700 sq. ft., 4 bed, 2.5 bathrooms, 
2 car garage, 15 or more years old and $700K or above price – represented by the gray “x”. The 
corresponding trend line for these listings is also represented (gray dashed line) to provide additional 
perspective on the relatively high value per square foot that our buyers are moving from. 
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Naperville Ridge 

 
 
The additional p-chart below represents the same product pricing and positioning as in the initial chart, 
but now relative to the newer construction in the market (built within the last 4 years) and indicative of 
the lack of new FFOS construction available for the underserved empty nester & retired buyers in the 
Feeder Market. Note the attached newer construction shown on this p-chart (gold circles) is built on a 
basement while capturing a high price point starting at $1.25M, further illustrating the demand for new 
FFOS construction. 
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Naperville Ridge 

Resale Competition Comparison 

With there being no 

direct new construction 

competition in the 

Feeder Market, a 

comparison to resale 

competition (e.g., other 

options for FFOS only 

community design) 

relative to the Feeder 

Market and the 

targeted product 

portfolio offered at 

Naperville Ridge is a 

valuable exercise.  

An analysis was 

conducted to provide a cross-section sample of first floor owner’s suite listings that sold in the last 12 

months (“LTM”) in the Feeder Market and within the targeted price range for Naperville Ridge. There 

were four relevant samples identified that provide perspective on the other alternative housing options 

for affluent empty nester & retired buyers. The accompanying table compares the Pulte Addley floor plan 

to other like resale ranch/1.5-story homes in the Feeder Market, specifically two single-family attached 

and two single-family detached homes. The accompanying table compares a variety of criteria to help 

provide a measurement of price/value equation and the strong product/price position for Naperville 

Ridge. 
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Naperville Ridge 

This table highlights the old age of FFOS homes available in the Feeder Market with comparable square 

footage, all ranging anywhere from 12 to 38 years old. Across all FFOS homes sold in the Feeder Market 

over the last twelve months, the average year built was 1971 for detached homes and 1996 for attached 

homes.  FFOS resale homes that buyers might consider are typically older, with dated interiors and 

reduced livability. They lack the modern design, technology, upgraded finishes, and functional layouts 

offered in Pulte’s Life Tested, consumer-inspired designs. In addition, the majority of the single family 

detached resale does not provide buyers with a low-maintenance lifestyle. Despite all of these drawbacks, 

these four sample listings took less than 7 days on the market to sell – exemplifying the strong housing 

demand in the Naperville submarket for FFOS homes.  

Naperville Ridge will offer an attached home that consists of the following (compared to resale): New, 
consumer-inspired home designs, updated elevations, and enhanced structural options allowing them to 
personalize their floor plan to fit their current and future needs. This includes first-floor primary 
bedrooms, a flex room on the 1st floor; a functional owner’s entry area with the ability to add boot bench 
and/or drop zone; a well located and sized laundry room that is not an afterthought; a large, functional 
kitchen island perfect for entertaining; walk-in closets in every bedroom with plenty of storage throughout 
the floor plan including a large climate conditioned storage room conveniently located on the second 
floor; and a highly functional family bathroom design for the secondary bedrooms. There is no new 
construction in the near-term or long-term horizon that would be relevant to Naperville Ridge, which is 
an additional indicator of how unique this opportunity is for the City of Naperville to address the need for 
additional housing for the move-down buyer and provide opportunities for Naperville residents to “age-
in-place”. 

 

 
 


