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SUBJECT:  Consideration of a Resolution authorizing the 
execution of a Purchase and Sale Agreement regarding the 
former Bess Hardware site at 1850 Glenview Road 

Agenda:  10.a. 
 
DATE:  June 19, 2018 

 
TO:    Village President and Board of Trustees 
 
FROM:   Jeff Brady, Director of Community Development, (847) 904-4306 
 
THROUGH:   Matthew J. Formica, Village Manager 
 

 
PURPOSE AND ACTION REQUESTED:  
Staff is requesting Village Board consideration of a Resolution authorizing the execution of a Purchase 
and Sale Agreement (the “PSA”) regarding the sale of 1850 Glenview Road, the 0.927 acre parcel 
consisting of the former Bess Hardware site and a portion of land formerly owned by Metra (the 
“Property”).  
 
JUNE 5 VILLAGE BOARD MEETING SUMMARY: 
Summary of Staff Presentation: 
At the June 5 Board meeting, Village staff outlined the process the Trustees followed prior to their 
consideration of a PSA with a developer on the potential purchase of the Bess site and subsequent 
redevelopment of the Property in accordance with the Downtown Revitalization Plan. 

DATE ACTION OVERVIEW 

2010 Bess Hardware store 
closes 

Former property owner marketed the site for redevelopment, but 
nothing materialized over 7 year vacancy. 

January 
2017 

Village purchases 1850 
Glenview Road 

To expedite and facilitate revitalization of blighted site at visually 
important corner in Downtown in accordance with Revitalization Plan. 

July-Sept. 
2017 Village solicits offers 

Directed CBRE to market site (Bess + Metra land) to development 
community to evaluate the most appropriate product type and land 
use, given the regulations of the Downtown Development Code. 

• Local developers contacted 
• Property listed on real estate websites 
• Marketing sign posted on property 
• CBRE had approximately 25 inquiries on site 

October 
2017 

Land swap closes with 
Metra 

Added land to enable a more efficient development site, which is 
consistent with Metra’s transit oriented development principles.  

Nov. 2017 
– May 2018 

Village Board reviews 
proposals 

Eight (8) offers were submitted, four (4) offers were short-listed and 
additional information was requested.  Development experts were 
consulted, as Board reviewed alternatives and considered market 
conditions, the parcel constraints, and Revitalization Plan.   

June 5, 
2018 

Village Board 
consideration of PSA 

with The Drake Group 

Drake concept proposal brings more residents to downtown and adds 
to the vitality and pedestrian-friendly vision as prescribed by the 
Revitalization Plan 
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Summary of June 5 Public Comments: 
Based on the public comments relayed during the June 5 Village Board meeting, staff has summarized 
the most common topics into the following themes:  

Additional Retail 

 Retail as a destination is desired more than new apartments or condos

 Require more retail space than provided

 Dream big, such as adding a signature restaurant concept
Affordable Housing 

 Since the property is owned by the Village, affordable housing units should be required
Parking (Private and Public) 

 There should be additional public parking provided, especially for Gusto patrons

 Development parking counts should be reduced in order to share those spaces with public
Building Size and Height 

 The size and height of the building is not appropriate for downtown (if too tall it will create a
“canyon” effect on Glenview Road

 Don’t want Glenview to be like Des Plaines or Arlington Heights

 Add landscaping to reduce the scale of the building
Design Modifications 

 Design isn’t creative enough

 Add more details at the pedestrian level of the building facade
Public Amenity Space 

 Investigate the possibility for public gathering areas by adding open space or plaza

June 5 Board Action: 
Following staff’s presentation and after hearing the public comments, the Village Board discussed 
process alternatives including (1) consideration of the proposed PSA as presented, (2) modifying the 
PSA, or (3) continuing the consideration of the PSA to a later date.  Given the wide range of public 
comments and the Board’s desire to have all Trustees in attendance for this important discussion, the 
agenda item was continued until June 19.  This was the next date all the Trustees would be in 
attendance at a Board meeting based on the anticipated conflicts of a few Trustees during the month of 
July.   

PUBLIC COMMENTS SINCE JUNE 5: 
At the June 5 Board meeting, staff encouraged residents with concerns to send in their comments to 
staff via email.  Following the meeting, staff established a webpage on the Village’s website with links to 
the June 5 Board report, included additional information such as the Downtown Glenview Restaurant 
Report on the webpage, and listed an email address where comments could be submitted.  Since June 
5, staff has received several emails and a condensed version of the comments previously submitted by
the Friends of Downtown Glenview community-based organization (Attachment 1, Design 
Considerations).  Staff has summarized the most common topics into the following themes: 

Expanding Mixed-Use Space 

 Comments generally concluded that the limited retail space proposed in the plan presented
on June 5 is insufficient.

 Emails emphasized a desire to see more retail and restaurant opportunities explored.

 According to the correspondence, the existing vacancies in downtown Glenview are not
desirable, but the development of the Bess site could allow for the creation of more
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desirable tenant spaces which would allow the establishment of a use that would draw 
people to Downtown Glenview for dining and entertainment.  

Parking Flexibility 

 A number of residents expressed concern with the current lack of convenient and usable 
parking in Downtown Glenview.  

  Many felt that the addition of more residences in the Downtown area would further reduce 
the available parking and deter residents and other visitors from patronizing the businesses 
in the area.  

 The Friends of Downtown Glenview (“FDG”) suggested that the Village explore 
opportunities to include underground parking and the potential access for public parking.  
 

Activating the Building’s Streetscape 

 Several emails were critical of the street level landscaping and design.  

 Residents advocated for more landscaping at the street level or utilizing open spaces for 
creative designs.  

 The FDG suggested utilizing certain open spaces for a small park, open market, or outdoor 
dining area.  
 

Architectural Design 

 Several comments were received that expressed concern with the overall size and massing 
of the proposed 5-story building as well as the architectural design features.  

 Residents described the design as uninspired and felt that given the size of the site and 
impact on Downtown, a more sophisticated design be presented.  

 The FDG suggested that welcoming, pedestrian friendly features be added on the first floor.  
 
 
FREQUENTLY ASKED QUESTIONS (FAQ): 
Considering the public comments to date, staff has provided the following responses to the most 
frequently asked questions: 
 

A. What was included in the 2011 Downtown Retail Market Study completed by Goodman 
Williams Group? 

o The data stated there was insufficient retail demand to fill all of Downtown Glenview’s 
existing vacant space (see Attachment 2, Retail Market Study). 

• 60,000 s.f. of demand for retail activity 
• 127,000 s.f. of existing vacant space  

o Older buildings exist with outdated layouts and there was a lack of capital or return on 
investment (ROI) opportunities for property owners that restricted funds available for 
making tenant improvements and remodeling the outdated space.  

o The study recommended focusing on creating better spaces – not adding more 
inventory. 

 
B. How much vacancy currently exists in Downtown Glenview (along Glenview Rd and within the 

D-D District)? 
o While various data has been collected over the years regarding vacancies in the 

downtown, staff recently walked the downtown district and visually noted all the 
current vacancies (see Attachment 3, Downtown Vacancy Map).  

o 35,095 s.f. of total vacant ground floor storefronts exist within the D-D District (there 
has been significant progress since 2011 when 127,000 sf of vacancy existed; at the last 
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Board meeting, 45,000 sf of vacant space was mentioned but the current figure is now 
35,095 s.f.) 

o 23,225 s.f. of the total 35,095 s.f. (2/3) of vacant ground floor space is located along 
Glenview Road  

 
C. How many restaurants are operating within the Village limits? 

o According to the active Village business licenses there are 237 made-to-order food 
service retailers and 28 pre-packaged food retailers located in Glenview. 

 
D. Was a new restaurant use considered as a redevelopment option for the former Bess site? 

o The Village directed Business Districts, Inc. to study the feasibility of constructing a new, 
stand-alone restaurant on the site (see Attachment 4, Glenview Restaurant Report). 

o Based on the data presented on current restaurant market conditions and trends it was 
recommended that Glenview seek investment opportunities in vacant commercial 
spaces suitable for restaurant uses if financial incentives were to be considered.   
 

E. If a restaurant were to be considered for the site, what are some examples of types of 
restaurant square footages and parking situations elsewhere in Glenview? 

Tenant Tenant 

space sq. 

ft. 

Number 

of seats 

Code 

requirement for 

parking 

Number of 

parking stalls 

required by 

Code 

Industry 

Standard 

(Urban Land 

Institute) 

Industry 

Standard 

Required 

Wildfire – 1300 

Patriot 

11,000 sq. 

ft. 

382 seats 1 stall per 3 

seats 

127 stalls 15 stalls per 

1,000 sq. ft. 

165 stalls 

State and Main – 

1941 Tower Drive 

5,387 sq. ft. 242 seats 1 stall per 160 

square feet 

81 stalls 15 stalls per 

1,000 sq. ft. 

81 stalls 

Glenview House – 

1843 Glenview 

Road 

6,348 sq. ft. 271 seats 1 stall per 160 

square feet 

39 stalls 15 stalls per 

1,000 sq. ft. 

96 stalls 

Grandpas – 1868 

Prairie 

8,208 sq. ft. 336 seats 1 stall per 160 

square feet 

52 stalls 15 stalls per 

1,000 sq. ft. 

123 stalls 

Gusto – 1834 

Glenview Road 

5,995 sq. ft. 204 seats 1 stall per 160 

square feet 

37 stalls 15 stalls per 

1,000 sq. ft. 

90 stalls 

Rock House – 

1742 Glenview 

Road 

2,950 sq. ft. 39 seats 1 stall per 160 

square feet 

18 stalls 10 stalls per 

1,000 sq. ft. 

30 stalls 

Jimmy Johns – 

1746 Glenview 

Road 

1,806 sq. ft. 46 seats 1 stall per 160 

square feet 

12 stalls 15 stalls per 

1,000 sq. ft. 

27 stalls 

Johnny’s Kitchen 

and Tap – 1740 

Milwaukee 

Avenue 

6,875 sq. ft. 200 seats 1 stall per 3 

seats 

67 stalls 15 stalls per 

1,000 sq. ft. 

104 stalls 

North Branch – 

4500 West Lake 

Avenue 

6,097 sq. ft. 200 seats 1 stall per 3 

seats 

67 stalls 15 stalls per 

1,000 sq. ft. 

92 stalls 
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F. What other opportunities exist for incentivizing restaurants to occupy vacant tenant spaces in 
the downtown? 

o The Village does not currently have a formal program to incentivize the development of 
restaurants. 

o Staff is preparing an Economic Development Strategic Plan for the Village Board’s 
consideration this fall.   

o The ED Strategic Plan process will include discussions about various incentives, including 
potential programs such as Tenant Improvement grants or loans that prospective retail 
or restaurant tenants would be eligible for if certain requirements could be met. 
 

G. What is the process for reviewing design (site plan) or aesthetic (architecture, landscaping, 
lighting, signage) concerns raised by the public? 

o Design (site plan or aesthetic) comments would be addressed during regulatory review 
process.  Any developer is required to submit detailed exhibits for review by the Plan 
Commission, Appearance Commission, Zoning Board of Appeals (if applicable), and 
Village Board, with the primary responsibilities as follows: 

• Plan Commission considers site plan issues, the proposed rezoning to Planned 
Development (with underlying Downtown Development District) and conducts a 
public hearing 

• Appearance Commission holds public meetings to review the aesthetics of the 
proposal and considers granting Preliminary Appearance approvals and 
eventually Final Appearance approvals. 

• Zoning Board of Appeals considers certain waivers or variations from the zoning 
regulations. 

• Village Board considers the Plan Commission’s recommendations and some of 
the Zoning Board of Appeals decisions relating to commercial projects at a 
public meeting  

 
H. Is it possible to lower the height of the building to 4 floors instead of 5 floors as proposed? 

o A 4-story design was reviewed, but a partial 5-story design was preferred as it mitigates 
the air and light impacts on the residential development to the north of the Property.   

o The 1st floor elevation extends to the north property line, with the 2nd and 3rd floors 
proposed at a 20 ft. setback to the north, and the 4th and 5th floors proposed at a 60 ft. 
setback to the north.  If only a 4-story building were proposed, those four floors would 
fill the entire space from lot line to lot line. 

o The majority of the 5th floor along Glenview Road and Pine Street is proposed to be 
stepped back by 10 ft. to minimize the impacts along those streets. 
  

I. Why weren’t condominiums, townhomes or rowhomes proposed for the former Bess site? 
o The Village’s Development Advisor, CBRE, confirmed there are very few condominium 

developments being proposed in suburban Chicagoland because of market conditions 
and the higher standards for obtaining financing.  Since the Great Recession, there have 
been a very limited number of highly-desirable locations in Downtown Chicago that 
obtained financing opportunities for condominium developments.   

o The Property does not have enough developable land (less than an acre) to interest 
developers to consider this site for townhome or rowhome product types. 
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J. Is it possible for the developer to include less residential parking than proposed? 
o The Village’s code requirements for residential parking in the D-D District state 1.5 

parking stalls per unit shall be provided. 
o Consistent with recent apartment developments, the Village has been considering less 

than the required amount of parking in conjunction with the zoning approvals being 
requested.  In each instance, the developer was able to demonstrate the market 
requirements for apartment parking were less than the Village requirements.  

o The residential parking stall provided in recent apartment developments is as follows: 

Development 
Village Parking 
Requirement 

Provided Parking Condition 

Tapestry 2.0 stalls per unit 1.70 stalls per unit Adjacent to I-294 

The Reserve 2.0 stalls per unit 1.47 stalls per unit Adjacent to Metra 
Station 

Active Senior Living 2.0 stalls per unit 1.36 stalls per unit Near Downtown 

Midtown Square 1.5 stalls per unit 1.22 stalls per unit Near Metra Station 

Proposed Bess Site 1.5 stalls per unit 1.24 stalls per unit Adjacent to Metra 
Station 

o Transit oriented developments (TOD) in the suburbs that have included a parking ratio 
of less than 1 parking stall per 1 dwelling unit were located in tall, multi-story 
developments in Evanston and Oak Park, located along Metra and CTA public 
transportation lines, and often were supported by significant numbers of offsite public 
parking or parking decks. 
 

K. What are other opportunities for public downtown parking? 
o Per the direction of the Village Board, the Village’s Traffic Consultant is already working 

on updating the 2015 Downtown Parking Study. 
o Potential downtown parking opportunities in the near future that may be considered by 

the Village Board could include the following: 
• Village adding new parking inventory 
• Public/Private partnerships to enhance parking conditions and promote sharing 
• Modification of parking restrictions 
• Coordination with Metra on use of commuter parking stalls for valet/employee 

parking 
o The study is expected to be completed within the next couple months and 

implementation of the recommendations would occur well in advance of any 
anticipated construction of the Property. 
 

L. In general, what are the estimated costs for providing surface parking vs. underground parking 
(outside of acquiring land for the parking and realizing the costs might fluctuate based on the 
number of spaces provided)? 

o Surface parking costs roughly $5,000 per space  
o Parking in a traditional deck costs roughly $25,000 per space 
o A partial underground parking deck (1/2 up/down) costs roughly $30-35,000 per space 
o Underground parking costs roughly $45-50,000 per space  
o Parking in dense areas such as downtown sites can often cost more than these 

estimates due to inefficiencies of access or other related building constraints 
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M. Is it possible to add open space to the west of the proposed development? 
o The Village’s Traffic Consultant is evaluating the opportunity to add 8-10 new parallel

parking stalls along the western edge (former Depot Street) of the proposed
development to address the public parking concerns.

o If access to these proposed parking spaces cannot be designed according to best
practices, the area would be converted to open space and/or a public plaza.  In either
instance (parking or open space), the improvements would be funded by the Village.

N. How long will it take the Village to recapture its investment in redeveloping the former Bess 
site? 

o The vacant former Bess Hardware site included a property tax bill of approximately
$30,000 per year.

o Based on estimates using the proposed building’s leasable square footage the
approximate tax bill for the jurisdictions benefiting the Glenview community (Village,
School Districts, Library, Park District, etc.) would be approximately $230,000 per year,
or a net increase of approximately $200,000 per year.

o The recapture of the Village’s proposed investment based on the June 5 PSA ($2.25M
purchase price and $1.81M sale price for a net loss of $424,000) would occur in
approximately 2.5 years.

JUNE 18 VILLAGE BOARD EXECUTIVE SESSION:  
Since June 5, staff has been gathering additional information and coordinating with the developer to 
address and/or mitigate the issues raised during the last Board meeting.  Similar to the previous 
meetings at which the Village Board discussed the setting of a price for sale or lease of Village property 
pursuant to Section 2(c)(6) of the Open Meetings Act, the Trustees are scheduled to meet in executive 
session on Monday, June 18.  While no formal actions can be considered during executive session 
meetings, the Village Board is able to discuss the terms of the PSA in a manner to allow the Trustees to 
fully and frankly discuss necessary contract issues, and the impact of those issues on the potential sales 
price of the parcel. 

Based on the comments relayed to date, the Village Board is expected to discuss the following topics 
and the resulting impacts to the terms under consideration as part of the PSA: 

 Expanding Mixed-Use Space – increase in the amount of commercial space (restaurant, retail,
flex) in proposed development concept

 Affordable Housing – opportunities for use of housing vouchers; incorporation of affordable
units; payment in lieu of providing affordable units

 Parking Flexibility - underground public parking possibilities; reduction of private residential
parking ratios

 Activating the Building’s Streetscape - pedestrian scale ground floor architecture; foundation
plantings; open space or plaza along the railroad tracks

 Architectural Design – building height; potential building design improvements that can be
considered through the regulatory review process
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PROJECT BACKGROUND: 
Since the former hardware store became vacant in 2010 there had been varied interest by multiple 
developers in purchasing and redeveloping the former Bess site into a mixed-use building or all-
residential building, however nothing materialized.  The site is listed in the Downtown Revitalization 
Plan as a visually important corner and the Village Board has continually identified downtown 
revitalization as a priority.  In an effort to facilitate the redevelopment of the site in accordance with the 
Plan and the existing Downtown Development District zoning, the Village Board authorized the 
execution of a Purchase and Sale Agreement for 1850 Glenview Road on December 6, 2016.  In early 
2017, the Village purchased the site for $2,225,000.  

In conjunction with the acquisition of the 
Bess site, Village staff was coordinating 
with Metra on a possible no-cost land 
swap.  The swap would result in 
Glenview receiving a 50 feet wide parcel 
of land located directly west of the 
adjacent Bess site.  On June 20, 2017, the 
Village Board approved an 
Intergovernmental Agreement regarding 
the exchange of property between Metra 
and the Village, whereby Glenview would 
acquire the land swap parcel, commonly 
referred to as a portion of Depot Street.  
The Village closed on the land swap with 
Metra in October 2017, resulting in a 
combined 0.927 acre Property (see right) 
currently being offered for sale.  

DOWNTOWN REVITALIZATION PLAN: 
In November 2006, the Village Board adopted the Downtown Revitalization Plan, which outlined an 
economic development plan that the Downtown Plan Committee overseeing the process determined to 
be critical to the long-term viability of the downtown.  The plan in the broadest sense, is about creating 
a sense of place, enhancing lifestyle, and affording people new ways to enjoy the vitality of our Village.  
The combination of thriving businesses, improved pedestrian experiences, and the introduction of new 
activities and open space will collectively contribute to the achievement of this goal.  Excerpts from the 
Downtown Revitalization Plan follows. 

Downtown Revitalization Plan Goals: 
To develop an action plan that defines block-by-block steps to revitalize the downtown by: 

 Creating a sense of place that has uses desired and needed by the community;

 Enhancing the aesthetic appeal of the downtown;

 Providing desirable amenities, such as parking, open space, and streetscape improvements;

 Addressing the needs of existing downtown merchants while attracting additional high quality
establishments;

 Being financially prudent.
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Key Element of the Downtown Revitalization Plan: 
The vitality of the Downtown will be enhanced by broadening residential offerings. This strategy also will 
help ensure retail has a captive market on which to build a business. 
 
Preferred Bess Site Concept 
The 2006 Downtown Revitalization Plan specifically contemplated the potential future redevelopment of 
the Bess site.  The preferred concepts listed in the Downtown Revitalization Plan shows a potential 
buildout of the opportunity site that reflects the goals and objectives of the Downtown planning 
process.  The excerpt from the Plan is shown (see below) and the concept’s description is listed at the 
top of the next page. 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
“The concept for the site currently occupied by Bess Hardware recommends redevelopment as a mixed-use 
structure with a strong presence at a visually important Downtown corner. The building’s “landmark” location 
suggests a focal architectural feature addressing the intersection of Glenview Road and the Metra tracks, and 
plaza space tying the existing commuter rail platform to Glenview Road. Additionally, the ultimate building design 
should address both Glenview Road and the Metra right-of-way as its primary frontages.” 
 
 
MARKETING AND OFFER EVALUATION PROCESS:   
Rather than the Board requesting a specific development type or land use, the Village Board directed 
staff to market the site to the development community to evaluate the most appropriate product type 
and land use for the Property, given the regulations of the D-D Downtown District and the current 
economic conditions.  The Village coordinated with its Development Advisor Michael Tobin from CBRE, 
who began marketing (see attached brochure) the Property in July 2017 to ascertain potential 
redevelopment options.  CBRE, contacted potential developers who had experience with similar 
suburban downtown development sites, listed the Property on various real estate websites, and put a 
marketing sign on the Property to solicit offers. 
 
A review of the submitted offers for the redevelopment of the site was conducted by the Village Board 
between November 2017 and May 2018, with background information provided by staff and CBRE.  
Each of the short-listed proposals were asked follow-up questions and additional materials were 
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requested to provide clarity to their offers.  Following the evaluation of all the submitted proposals, staff 
is recommending the Property be developed by The Drake Group (“Drake”), as their proposal brings 
more residents into the central business district and adds to the vitality and pedestrian-friendly vision of 
the downtown as prescribed by the Downtown Revitalization Plan.  
 
 
PROPOSAL: 
Development Description 
Drake’s proposal for the site includes a 72 unit, mixed-use, partial 5-story apartment development with 
89 enclosed residential parking stalls.  Over half of the units would be one bedroom units, with the 
remaining units being comprised of studios, two and three bedroom units.  The 5th floor of the building 
is stepped back along Glenview Road to reduce the impact of the top floor, consistent with the D-D 
code.  Additionally, the proposal maintains a 20 foot stepback for the 2nd and 3rd floors along the rear 
of the site adjacent to the Station Place development. The 4th and 5th floors are further stepped back 
more than 60 feet along the rear elevation, which respect the building height of the Station Place 
townhomes to the north.   
 
A leasing office is oriented at the southeast corner of the site and a 718 square foot retail space at the 
southwest corner of the site to aid in holding the building corners and activating the Glenview Road 
streetscape.  An architecturally prominent rotunda element is shown at the southwest corner and the 
design incorporates gabled roof elements consistent with the adjacent Midtown Square development.  
As part of the regulatory review process, staff would continue to work with the developer on 
modifications to the development’s design to ensure compliance with the D-D design regulations.  The 
attached executive summary and concept development plan includes additional project details.   
 
Downtown Parking 
It is recognized that parking in some downtown locations can be challenging at times and the reduction 
of the temporary parking stalls on the Property would impact Gusto Restaurant and the adjacent 
neighborhood public streets.  To address these issues, and per the direction of the Village Board, the 
Village’s Traffic Consultant is already working on updating the 2015 Downtown Parking Study.   
Potential downtown parking opportunities in the near future that may be considered by the Village 
Board could include the following: 

 Village adding new parking inventory 

 Public/Private partnerships to enhance parking conditions and promote sharing 

 Modification of parking restrictions 

 Coordination with Metra on use of commuter parking stalls for valet/employee parking 
 
Additionally, trends with ride sharing companies such as Uber and Lyft are shifting driving and parking 
needs and the impacts of automated vehicles, which the major auto manufacturers are projecting to be 
more prominent by 2021, are still widely unknown. 
 
 
REGULATORY REVIEW: 
Following the execution of the PSA, Drake will have 60 days to conduct due diligence on the site, which 
is proceeded by 180 days to go through the Village’s regulatory review process.  It is anticipated 
preliminary site plan, architectural, and engineering drawings would be submitted for staff review in 
September 2018.  A formal application is likely to be submitted before the end of the year, with the 
typical regulatory reviews being conducted by the Plan Commission (site plan and Planned Development 
approvals) and Appearance Commission (architecture, landscaping, lighting and signage approvals) over 
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the winter.  Construction is anticipated to occur in the fall of 2019 with first occupancy of the building 
occurring roughly a year following the start of construction. 
 

 
Public input on the project would occur during a neighborhood meeting hosted by Drake early in the 
process and during the public hearing process before the Plan Commission.  Mailings will be used to 
inform the adjacent neighbors of the meeting date, time, and place of those meetings.  Following the 
Plan Commission’s review, a recommendation is forwarded onto the Village Board for final development 
approval consideration.  The Plan Commission, Appearance Commission, and Village Board meetings are 
open to the public and attendance is encouraged.   
 
 
JUNE 5 - PURCHASE AND SALE AGREEMENT (“PSA”) TERMS: 
A summary of the terms included in the attached PSA are listed below:  
 

Contract Provisions The Drake Group 

Purchase Price  $1,810,000.00 

Escrow $50,000.00 - Earnest money deposited within  
five (5) days of signed agreement. 

Due Diligence Period Purchaser has 60 days to perform due diligence 
with respect to the Property.  

Regulatory Approvals Period -  completion of 
development approvals (rezoning, site plan, 
preliminary subdivision, appearance, 
ordinance adoption) 

Within 180 days after the due diligence period had concluded and 
consistent with the preliminary Development Plan (Exhibit B) 

Closing Within 60 days following the Regulatory Approvals Period 

Other  Property will pay property taxes 

 Property subject to School and Park Donation requirements 

DATE ACTION OVERVIEW 

Summer 2018 Due Diligence 
Period 

Developer researches documents and conducts environmental 
studies on parcel 

Winter/Spring 
2019 

Regulatory 
Review 
Process 

The developer is required to submit detailed exhibits for review by 
the Plan Commission, Appearance Commission, and Village Board: 
• Plan Commission considers rezoning to Planned Development 

(underlying Downtown Development District) and conducts 
public hearing 

• Appearance Commission holds a public meeting to review the 
proposal and considers granting Preliminary Appearance 
approvals. 

• Village Board considers the Plan Commission’s recommendation 
at a public meeting  

• 60 days following Village Board’s adoption of the approvals 
ordinance the developer and Village would close on the land 

Summer 2019 Permit Review Developer submits for building and engineering permit reviews and 
requests Final Appearance Commission approval.  

Fall 2019 Anticipated 
Construction 

Developer pulls permits, proceeds with construction and the required 
inspections prior to occupancy. 
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RECOMMENDATION: 
Staff is recommending Village Board consideration of a Resolution authorizing the execution of the 
Purchase and Sale Agreement regarding the sale of the Property to The Drake Group.  An updated 
agreement will be distributed for consideration prior to the Village Board meeting on June 19. 
 
 
ATTACHMENTS: 

1. Friends of Downtown Glenview Design Considerations 
2. 2011 Downtown Retail Market Study completed by Goodman Williams Group 
3. Current Downtown Vacancies Map 
4. BDI, Inc. Downtown Glenview Restaurant Report (April 2018) 
5. Site Marketing Materials 
6. Executive Summary of Proposed Development 
7. Public Correspondence received since June 5, 2018 
8. Resolution 
9. June 5, 2018 Purchase and Sale Agreement with Attachments (To be updated prior to 

06/19/2018 Board of Trustees Meeting) 
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Attachment 1: 

Friends of Downtown Glenview Design 
Considerations 
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Design Considerations for the Bess Hardware Site 
          

Activating the Building’s Streetscape  

1. Create a relationship with pedestrians through contextual design and a welcoming ground floor 
2. Enhance with “greening” and accessible open spaces. 
3. Utilize the land along the railroad creatively for a pocket-park, open market or outdoor eating.  

   Expanding Mixed-Use Space 

1. Allow for mixed use options along Glenview Road and the tracks (restaurants, commercial, flex-work) 
2. Design first floor as "Flex Space,” capable of adapting to changes in the commercial/office market. 
3.  Attain a true and innovative mixed-use building as suggested by the Village. 

  Allowing for Parking Flexibility 

1. Explore underground parking possibilities (as alternative to separate remote parking structures)  
2. Provide for potential shared public access to ground level parking. 
3. Reduce the required parking “ratios” further, consistent with expert analysis and future trends. 

  Architectural Design:  Cost-effective aesthetic improvements through the review process.  

Join us at the next Village Board Meeting at the Village Hall on Tuesday, June 19 at 7:30 PM. 
or Email your comments to the Village Board or FDG at friendsofdowntownglenview@gmail.com 

14

mailto:friendsofdowntownglenview@gmail.com


Attachment 2: 

2011 Downtown Retail Market Study 
completed by Goodman Williams Group 
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Downtown Glenview Market Update 
Goodman Williams Group  Page 1 

I. Introduction to the Assignment 

 

Goodman Williams Group is part of a consulting team headed by U.S. Equities that has been 
retained by the Village of Glenview to provide development advisory services.  Specifically, the 
team has been hired to help create market-based executable redevelopment strategies initially 
for three Village-owned sites in the Downtown: 

 The former Dominick’s food store at 1020 Waukegan Road 

 The current site of Village Hall at 1225 Waukegan Road 

 Fire Station 6, located at 1815 Glenview Road 

Goodman Williams Group has updated retail market conditions to provide a context for these 
site-specific strategies.  This report builds off a number of market studies that have been 
commissioned by the Village in recent years.  These past studies include:   

 Retail Market Study, Downtown Glenview, by Gibbs Planning Group in January 2004. 

 Retail Market Assessment by SB Friedman & Co. completed as part of the Village of 
Glenview Downtown Revitalization Plan, 2006. 

 An Updated Market Analysis of the Dominick’s Property at 1020 Waukegan Road, by 
DSR Marketing Systems, Inc.  We have also interviewed Michael Mallon, president of 
Mallon and Associates, who has also completed extensive analyses of the Dominick’s 
site.   

Before updating the relevant retail market findings, this report provides current demographic 
information on the market area supporting Downtown Glenview, including updates from the 
2010 Census.  Changes in the competitive alignment are highlighted, and current retail market 
trends are noted.   

The observations and analyses are based on information provided from the Village of Glenview, 
fieldwork completed by the Goodman Williams Group and the U.S. Equities team, and 
secondary sources.  Interviews with retailers and Downtown stakeholders were conducted on 
October 25 and November 17, 2011.  The next step in this process will be to use this 
background information to further define and execute development opportunities for the three 
Village-owned parcels.   
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II. Characteristics of the Trade Area  

 
 
Downtown Glenview generally refers to the blocks on either side of Glenview Road from 
Washington Street one block west of the Metra tracks to Waukegan Road on the east.  It also 
includes both sides of Waukegan Road from Glenview Road on the south to Lake Avenue on 
the north.  Glenview Road is the historic main street of the community. 

Definition of the Trade Areas 

In their 2004 report, Gibbs Planning Group defines primary and secondary trade areas that 
support Downtown Glenview.  The primary trade area would provide 60% of the retail sales to 
Downtown merchants and an additional 20% would come from the secondary trade area.  The 
final 20% would come from those living outside the area.  He notes these trade areas “reflect 
the full potential draw of the Glenview Road shopping corridor, assuming the downtown is 
revitalized and the retail mix is significantly improved and increased.”  SB Friedman concurred 
with the boundaries described by Gibbs, and the map from the SB Friedman report is shown on 
the following page. 

The primary trade area as defined by these studies extends as far north as Willow, east to the 
Edens Expressway (I-94), south as far as Dempster, and west to I-294.  This irregularly shaped 
area extends roughly two miles from Glenview Road and includes small portions of Northbrook, 
Northfield, and Morton Grove.  A significant amount of retail development is located within this 
trade area, including the big box stores and community-scale centers along Willow Road, Golf 
Road, and Dempster Street, the establishments in The Glen Town Center, and neighborhood 
centers on Waukegan near Lake Avenue.   

Additional retail development is included in the secondary trade area, that includes both 
Westbrook Old Orchard to the southeast and Golf Mill Shopping Center to the southwest.   

Given the competitive retail environment, the road network, and other factors, Downtown 
Glenview can be viewed primarily as a neighborhood-scale shopping district.  As such, its trade 
area is likely to be relatively tight—within roughly a 2-mile radius.  The primary trade area 
described above is reasonable for Downtown Glenview, although it is likely to contribute more 
than 60% of the sales achieved by Downtown merchants.  Certainly some restaurants or 
destination retailers attract patrons from further away, but most of the support for the Downtown 
comes from the closer-in residential neighborhoods that view Downtown Glenview as their 
convenient neighborhood shopping district.  The following trends support this focus on the 
primary, rather than a larger, trade area: 

 The amount and varied nature of the competitive retail inventory.  

 The recent recession and its impact on expenditures. 

 The fact that the Downtown has not been substantially revitalized since 2004. 
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Note: This map originally appeared in the 2006 Downtown Plan by The Lakota Group and S.B. Friedman & Co.
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The following pages provide demographic updates for Glenview as well as the primary and 
secondary trade areas, using both Census data (where available) and estimates from ESRI, a 
respected national data vendor.  Maps from ScanUS provide additional demographic insights. 

Population and Households 

A comparison of the 2010 and 2000 demographic information reveals the following trends: 

 The Village of Glenview and the primary trade area experienced increases in population 
during the past decade.  The 2010 Census reported the total population in the Village of 
Glenview as 44,692, which was a 6.8% increase (2,845 individuals) from the 2000 
Census.  In the primary trade area, the population grew by 5.6% (or 3,344 individuals), 
bringing its total population to 63,306.  The increase in the secondary trade area was 
marginal, adding only 420 individuals to the population between 2000 and 2010. 
 

 The Asian population, which comprises the largest ethnic minority in the trade area, 
increased during the past decade.  Asians now represent more than 15.3% of the 
population of the primary trade area.  A map produced by ScanUs (in the Appendix to 
this market study) shows that the highest concentrations of Asians reside south of Golf 
Road and west of Milwaukee Avenue.  Skokie and the western portion of Wilmette are 
also home to sizable numbers of Asian residents. 
 

 Smaller absolute increases were seen in the Hispanic Population of the trade area.  
Hispanics now comprise 6.0% of the primary trade area.  
 

 Glenview has 16,783 households, 72.8% of which are family households (defined as two 
or more related persons living together).  A total of 23,627 households live in the primary 
trade area.   
 

 Most of these households own their own homes or multifamily units.  In the primary trade 
area, more than 95% of all units are owner-occupied, an increase in the home ownership 
rate reported in 2000. 
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Demographic Trends 2000 – 2010 

Village of Glenview Primary Trade Area Total Trade Area 

2000 2010 % Change 2000 2010 % Change 2000 2010 % Change

Population 41,847 44,692 6.8% 59,962 63,306 5.6% 134,405 138,169 2.8%

Race and Ethnicity 

White Alone 35,817 37,201 3.9% 50,042 50,685 1.3% 108,474 103,710 -4.4%
Black or African American 665 451 -32.2% 836 776 -7.2% 1,830 2,624 43.4%
Asian 4,207 5,569 32.4% 7,343 9,692 32.0% 19,845 25,888 30.5%
Some Other Race 580 763 31.6% 880 1,100 25.0% 2,854 3,110 9.0%
Two or More Races 578 708 22.5% 861 1,053 22.3% 2,183 2,837 30.0%

Hispanic Population 1,702 2,584 51.8% 2,749 3,800 38.2% 6,524 9,574 46.8%

Median Age * 41.3 41.0 41.9 42.8 42.2 44.0

Households * 15,464 16,783 8.5% 21,902 23,627 7.9% 50,706 52,815 4.2%
Families 11,879 12,215 2.8% 16,961 17,322 2.1% 37,477 37,931 1.2%
Average Household Size 2.64 2.68 1.5% 2.70 2.69 -0.4%

 
2.61 2.6 -0.4%

Owner Occupied Units 13,603 16,783 23.4% 19,123 22,627 18.3% 41,473 52,815 27.3%
Renter Occupied Units 1,861 963 -48.3% 2,779 1,414 -49.1% 9,234 3,553 -61.5%

Source: U.S. Census Bureau, 2010, ESRI Business Analyst           

* Denotes 2010 estimate by ESRI 
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Household Income 

The median household income in the primary trade area is estimated to be nearly $84,000, 
approximately the same as the 2004 estimates.  While this median is high, and the trade area 
certainly has a large number of households with incomes above $200,000, 40.5 percent of 
households have incomes under $75,000.  Merchants in Downtown Glenview serve the needs 
of less affluent households as well as those with higher incomes.   

2010 Households by Income 

Village of Glenview Primary Trade Area Total Trade Area 

Total Households 16,783 23,627 52,815 

Households by Income * 

< $15,000 567 3.4% 800 3.4% 2,491 4.7%
$15,000 - $24,999 739 4.4% 1,053 4.5% 2,720 5.2%
$25,000 - $34,999 942 5.6% 1,212 5.1% 3,029 5.7%
$35,000 - $49,999 1,913 11.4% 2,475 10.5% 6,118 11.6%
$50,000 - $74,999 2,914 17.4% 4,039 17.1% 10,333 19.6%
$75,000 - $99,999 2,749 16.4% 3,968 16.8% 9,721 18.4%
$100,000 - $149,999 2,643 15.7% 3,907 16.5% 8,392 15.9%
$150,000 - $199,999 1,212 7.2% 1,729 7.3% 3,304 6.3%
$200,000+ 2,424 14.4% 3,356 14.2% 5,891 11.2%

Median HH Income * $82,120 $83,721 $110,436 

Source: ESRI Business Analyst               

* Denotes 2010 estimate by ESRI 

 

A series of ScanUs maps is included in the Appendix to this report.  Highlights are summarized 
below. 

 Median household income.  High income households are located on both sides of 
Glenview Road, extending east from Shermer Road to the Edens Expressway.  
Comparatively lower-income households in the primary trade area are found primarily 
south of Downtown Glenview and along Milwaukee Avenue.   
 

 Population density.  Although none of these neighborhoods is particularly dense, 
higher densities are found south and west of Downtown Glenview.   
 

 Aggregate income. The neighborhoods adjacent to Downtown Glenview have 
comparatively high aggregate income levels, which reflect the combination of median 
household income and density.     



 
Downtown Glenview Market Update 
Goodman Williams Group  Page 7 

Glenview in Comparison to Other Communities 

 
Comparing select demographic and economic indicators from Glenview and other North 
Suburban communities provides another means of describing the trade area.  Findings from the 
table on the following page are summarized below: 
 

 In terms of population, Glenview is larger than the other six communities in this 
comparison.   
 

 While still high compared to the median household income of the six-county region 
($66,632), Glenview is less affluent than the neighboring communities profiled on the 
table. 
 

 The median age in all these communities is high, reflecting a concentration of empty 
nesters and seniors as well as households with young children.  The median age in the 
six-county metropolitan region is 35.7 years.  
 

 The Downtown Glenview station on the Milwaukee District North line has 1,510 weekday 
alightings, according to the most recent data available from the Regional Transit 
Authority.   
 

 Perhaps most unexpectedly, Glenview collected more retail sales tax than any of these 
other communities in 2010, including Northbrook, home of Northbrook Court.  The 
presence of the highly successful Abt Electronics, multiple car dealerships, the retailers 
at the Glen, and the centers and big box retailers along the major arterials in Glenview 
contributed in excess of $12.3 million in 2010.   
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Demographic and Economic Indicators - Selected Suburban Communities 

Community Population Households
Median HH 

Income * Median Age 

2006 Metra 
Weekday 

Alightings **
2010 Annual 

Retail Sales Tax

Glenview 44,692 16,783 $82,120 45.5 1,510 $12,336,353 

Northbrook 33,170 12,642 $100,076 48.0 1,262 $8,382,707 

Deerfield 18,225 6,638 $126,065 42.7 1,183 $1,372,007 

Wilmette 27,087 9,742 $112,278 44.8 1,360 $2,906,204 

Winnetka 12,187 4,102 $195,859 42.8 612 $1,050,945 

Glencoe 8,723 3,013 $189,120 44.0 681 $1,627,097 

Highland Park 29,763 11,410 $116,313 45.4 1,087 $7,481,317 

              

Source: U.S. Census Bureau, 2010, ESRI Business Analyst Online, RTAMS, IL Dept of Revenue 

* 2010 estimates are from ESRI Business Analyst 

** Downtown stations on Union Pacific-North and Milwaukee District North Lines 
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Employment 

Glenview has a sizeable employment base, with more than 23,000 private-sector employees 
working in the community, according to the Illinois Department of Employment security.  While 
many of these workers also live in Glenview or the primary trade area, others commute to 
Glenview to work and represent an additional source of demand for Downtown goods and 
services. 

As shown in the following table, the top categories of private-sector employment are health 
care, retail trade, and corporate management. 

 

Private-Sector Employment in Glenview, IL 

Total 
% of Total 
Employment 

All Industries 23,240 100.0% 

Health Care & Social Assistance 5,408 23.3% 

Retail Trade 3,370 14.5% 

Mngmt. Of Companies & Enterprises 2,238 9.6% 

Accommodations & Food Services 2,152 9.3% 

Professional, Scientific & Tech. Services 1,822 7.8% 

Finance & Insurance 1,783 7.7% 

Wholesale Trade 1,188 5.1% 

Information 903 3.9% 

Admin. & Sup. & Waste Mgmt. & Remediation Services 858 3.7% 

Construction 794 3.4% 

Manufacturing 780 3.4% 

Other Services (Except Public Admin.) 683 2.9% 

Real Estate & Rental & Leasing 425 1.8% 

Arts, Entertainment & Recreation 347 1.5% 

Educational Services 284 1.2% 

Agriculture, Forestry, Fishing, & Hunting 0 0.0% 

Mining, Quarrying, & Oil And Gas Extraction  0 0.0% 

Utilities  0 0.0% 

Transportation & Warehousing  A/ --- 

Unclassified A/ --- 

Source:  Illinois Department of Employment Security 

 
 
Glenview’s top employers are listed on the following page. 
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Village of Glenview, Illinois 
2010 Top Employers 

Employer Rank Number of Employees 

Kraft 
1 Kraft Court 

1 1,000 

Abt Electronics 
1200 N Milwaukee Ave 

2 1,000 

ITW/Signode 
3650 W Lake Ave 

3 709 

Anixter, Inc. 
2301 Patriot Blvd 

4 700 

Glenview Comm. School District 34 
1401 Greenwood Rd 

5 654 

Glenbrook Hospital 
2100 Pfingsten Rd 

6 645 

Scott Foresman (Pearson) 
1900 E Lake Ave 

7 500 

Glenbrook South High School 
4000 W Lake Ave 

8 455 

Guarantee Trust Life Insurance 
1275 N Milwaukee Ave 

9 320 

North American Corp. of Illinois 
2101 Claire Court 

10 320 

Source: Village of Glenview 2010 Comprehensive Annual Financial Report 
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III. Downtown Glenview Existing Conditions 

 
 
While the number and variety of businesses in Downtown Glenview has diminished over recent 
decades, some important anchors remain that bring people Downtown and serve as drivers of 
retail demand.  The Google Earth map on the preceding page shows the three subject sites and 
the following anchors:   

 The Glenview Public Library.  A new library was completed in 2010, replacing the prior 
facility.  The new 85,000-square-foot library hosts a variety of events serving seniors, 
families, teens.  Total attendance from October 2010 to October 2011 was 449,781. 

 Glenview Metra Station is located on the Metra Milwaukee District North Line.  In 2006 
(the most recent year for which data are available), Metra reported weekday station 
boardings averaging 1,611 at the Downtown Glenview station.  This figure is more than 
twice the average weekday boardings figure of 770 at the North Glenview station located 
at The Glen.  The North Glenview station provides a greater number of parking spaces 
(726 spaces) for commuters than the Downtown Glenview station (669 spaces).   

 Our Lady of Perpetual Help.  Established in 1907, OLPH parish has maintained a 
presence in downtown Glenview for over a century.  Currently, the congregation consists 
of approximately 4,000 families.  Founded in 1929, OLPH School is one of the largest 
private Catholic elementary school in the Chicago Archdiocese. The OLPH campus 
consists of 10 buildings in the block between Glenview Road and Grove Street along 
Church Street. With 88 faculty and staff members, the school serves 948 children in 
Preschool through 8th grade.  

The western end of the retailing along Glenview Road is anchored by the L-shaped, 23,500-
square-foot Olympia Shopping Center, located west of the railroad tracks across the street from 
the Library.  At the southeast corner of Glenview and Waukegan Roads across from the vacant 
Dominick’s site is the Cloisters, a mixed-use project with ground floor retail anchored by Caribou 
Coffee and Oberweis.  The upper floors contain 64 condominium units.  The project was 
completed in 2000 by Optima Developers.  Retail and service businesses line Glenview Road 
between Harlem and Waukegan.   

The former Dominick’s site is at the northwest corner of Glenview and Waukegan Roads.  Small 
automobile oriented strip centers and commercial buildings line Waukegan Road between 
Glenview Road and Lake Avenue.   

Traffic Counts 

The map on the following page presents average daily traffic counts on the major roadways in 
and around Downtown Glenview.  Lake Avenue and Golf Road are the major east west arterials 
closest to downtown, and they have comparatively heavy traffic counts (both in excess of 
30,000 average daily vehicles).  Waukegan Road is also heavily traveled, both north and south 
of Downtown.  In comparison, Glenview is not as heavily traveled, with an average daily count 
of 12,000 vehicles west of Waukegan Road.  Major retailers typically prefer roadways with 
average daily counts in excess of 20,000 vehicles.  
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Existing Businesses 

The businesses in Downtown Glenview include a collection of retail and service businesses that 
cater primarily to local residents.  In October 2011, an inventory was taken of all ground floor 
business in the downtown.  A total of 156 businesses were identified and grouped into various 
categories.  A complete inventory of the businesses is included in the Appendix to this report.  A 
summary by category and corresponding pie chart are shown below.  A few general 
observations on this inventory follow: 

 Only 17.9% of the inventory or 28 businesses are classified as Retail. 
 

 15 bars and restaurants make up 9.6% of the inventory.   
 

 Personal/Household Services is the largest single category, representing 52 businesses 
and more than a third of the total inventory. 
 

 A total of 21 storefronts were vacant, equating to 13.5% of the inventory (based on 
number of storefronts, not square footage).  U.S. Equities estimates that there are 
approximately 127,000 square feet of vacant ground floor space along both Waukegan 
and Glenview Roads.   
 
 

Downtown Glenview Commercial Inventory 

Category Count 
Percent of 

Establishments

Personal/Household Services 52 33.3%

Retail 28 17.9%

Vacant 21 13.5%

Bars & Restaurant 15 9.6%

Professional/Financial 
Services 

12 7.7%

Food & Liquor Stores 7 4.5%

Cultural/Institutional 6 3.8%

Entertainment/Recreation 5 3.2%

Public 4 2.6%

Office Space 4 2.6%

Automotive 2 1.3%

TOTAL 156 100.0%

      
Source: US Equities and Village of Glenview 
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IV. Retail Market Overview 

 

The retail market in Chicago continues to recovery during this period of weak economic growth.  
According to data from CBRE, the overall vacancy rate for shopping centers greater than 
50,000 square feet was 9.6% as of third quarter 2011, a 2% decrease over the comparable 
figure from a year ago.  The North Suburban vacancy rate is even lower, at 8.2%.  While this 
rate does not include smaller neighborhood centers or downtowns like Glenview, it indicates an 
improving, but still challenging environment for retail. 

Retail Sales in Glenview 

Glenview has no shortage of retail offerings, although the majority of stores are not located in 
the Downtown.  This section describes the competitive retail environment first in Glenview and 
then in other communities located within the primary trade area. 

 The Glen Town Center is a regional destination for shoppers in Glenview and 
neighboring communities.  Built on the former Glenview Naval Air Station, The Glen is a 
1,200-acre master planned community. The 469,000-square-foot-retail development, 
which opened in 2003, is anchored by Von Maur, Dick’s Sporting Goods, ULTA, and 
Regal Glen 10 Movie Theaters, and features a total of 49 stores and restaurants. 
 

 Abt Electronics has been a trusted name in electronic and home appliances sales 
since 1936. The family-run company employs 1,000 workers at its 37-acre facility on 
Milwaukee Road, which opened in 2002.  Its 350,000 square foot showroom allows new 
and repeat customers to explore their extensive selection of electronics and appliances, 
which also features a small-scale Apple Store. 
 

 Willow Road near The Glen is home to two community shopping centers: Patriot 
Marketplace and Willow Creek Shopping Center.  Patriot Marketplace is a large center 
anchored by Costco and Home Depot.  Willow Creek Shopping Center, located just east 
of Patriot Marketplace along Willow Road, features Kohl’s, Target Greatland, Office Max, 
and Pier 1 Imports. 
 

 A number of neighborhood centers are located along Waukegan Road (Route 43) from 
Willow Road on the north to Beckwith Road on the south. 

 
Over the last five years, Glenview’s total retail sales tax has fluctuated, peaking in 2007 at 
$13,600,730, and then dropping in 2008 and 2009. Sales rebounded to approximately 
$12,336,353 in 2010 but have not yet recovered to the 2007 level.  

The table and chart below show the breakout of retail sales tax by category in Glenview for the 
years 2006 to 2010.  The Automotive and Filling Station category provided the most sales tax 
revenue, followed by Furniture and Radio.  This category would include sales from Abt 
Electronics.  
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Glenview Retail Sales Tax Trends 

2006 2007 2008 2009 2010

Furniture & H.H. & Radio $3,866,398.33 $3,942,040.88 $3,601,391.88 $3,090,805.51 $3,158,355.57

Automotive, Filling Stations $3,730,501.66 $3,702,407.55 $3,683,579.48 $3,444,120.22 $3,651,050.17

Drugs & Misc. Retail $1,322,712.66 $1,429,540.02 $1,325,458.11 $1,274,999.18 $1,350,853.13

Food $1,145,287.71 $1,125,177.81 $1,189,919.57 $1,111,452.95 $1,062,813.53

Drinking and Eating Places $1,057,294.39 $1,114,151.21 $1,087,866.75 $1,036,324.49 $1,043,090.44

General Merchandise $756,439.07 $835,486.75 $798,021.28 $736,771.38 $820,527.84

Agriculture & All Others $616,600.93 $664,223.11 $677,123.52 $641,674.39 $687,910.52

Lumber, Bldg, Hardware $531,908.79 $531,666.85 $424,240.03 $330,186.20 $333,242.08

Apparel $190,157.05 $185,000.86 $177,131.10 $199,167.45 $177,612.46

Manufacturers $74,170.93 $71,035.28 $153,358.28 $78,131.69 $50,897.67

$13,291,471.52 $13,600,730.32 $13,118,090.00 $11,943,633.46 $12,336,353.41

           
Source: Illinois Department of Revenue 
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Retail Concentrations in Trade Area 

The Competitive Retail Alignment map on the following page shows the location of the shopping 
centers that are supported by households in Glenview and surrounding communities. 
Descriptions of the centers follow.  

Northbrook Court.  Northbrook Court in Northbrook is located on the south side of Lake Cook 
Road.  The 1 million square foot super regional shopping center features 120 upscale retailers 
including Macy’s, Neiman Marcus, Lord & Taylor, and AMC Theaters.  Crate & Barrel is located 
on an outlot of the development. Originally built in 1976, Northbrook Court was renovated in 
1996.  

Westfield Old Orchard. Westfield Old Orchard is a destination for shoppers throughout the 
Northern suburbs.  Located on the southwest corner of Old Orchard Road and Skokie 
Boulevard in Skokie, Old Orchard is a 1.7 million square foot super regional shopping center 
anchored by Bloomingdale’s, Lord & Taylor, Macy’s and Nordstrom and features more than 130 
stores and restaurants. Last renovated in 1994, Old Orchard will undergo an extensive $10 
million renovation in 2012; its food court was overhauled in 2011.  

Golf Mill Shopping Center.  Golf Mill Shopping Center is a 1.05 million square foot super 
regional shopping mall located on the southeast corner of Golf Road and Greenwood Avenue, 
approximately 4 miles southwest of downtown Glenview in Niles.  Anchored by JCPenny, Sears, 
Kohl’s, and Target, this mall is home to more than 120 stores and restaurants.  Built in 1960, 
Golf Mill Shopping Center last expanded in 1998 and was extensively renovated in 2007. 

Willow Festival Shopping Center is a regional shopping center located in Northbrook. Built in 
2007 on the northwest corner of Willow Road and Waukegan Road, the 405,000 square foot 
shopping center is anchored by Best Buy, DSW, Lowe’s, REI and Whole Foods. 

Dempster Road (Route 14) in Morton Grove is home to a number of shopping centers 
anchored by big box retailers.  Prairie View Shopping Center, a 370,000 square foot regional 
shopping center, is anchored by Dominick’s, Frank’s Nursery and Crafts, and Marshall’s.  Sports 
Authority Plaza and Village Plaza, located just west of Prairie View Shopping Center on 
Dempster, feature Big Lots, Sports Authority, Old Navy and TJ Maxx among other retailers.  
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Note: This map is updated from the original that appeared in the 2006 Downtown Plan by The Lakota Group and S.B. Friedman & Co. 
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Trade Area Leakage Analysis 

One approach to quantifying the potential for additional retail development in Downtown 
Glenview is to determine the expenditure potential of households within this primary trade area 
and compare it to estimates of actual sales.  If certain categories are “leaking” sales to other 
shopping districts, it may represent an opportunity for additional stores in the trade area.  
Conversely, if sales exceed the trade area’s expenditure potential, the stores in this category 
are attracting dollars from a larger area.  This would indicate a more competitive environment 
that might discourage some retailers from moving to the area. 

This leakage analysis is shown on the following pages.  In total, an estimated 23,627 
households live in this primary trade area, with the potential to spend nearly $1-billion at retail 
stores and restaurants.  ESRI estimates that establishments within the trade area have sales of 
$1.6-billion, indicating this trade area is attracting dollars from outside its boundaries.  Within 
selected categories, however, leakage is occurring.  Some of this expenditure potential could be 
captured by stores located in Downtown Glenview.   

Taking these estimates and other factors into account, below are comments on several of the 
retail categories that might represent opportunities for Downtown Glenview   

Food Service and Drinking Places 

Restaurants and bars represent one of the most promising categories for Downtown Glenview.  
Leakage in the primary trade area is an estimated $17.8 million.  When this category is further 
segmented, demand appears to be primarily from limited-service eating places as opposed to 
full-service restaurants.  Opportunities in Downtown Glenview might include: 

 Sandwich shops, which could be company-owned, franchises (like Jimmy John’s), or 
independents.  A number of limited-service establishments are looking for new locations 
in the Chicago metropolitan area.  The daytime traffic generated by the Library and 
OLPH are important attractions. 

 Coffee Shops.  Additional independent and/or chain coffee shops would be appropriate 
in Downtown Glenview, providing competition for Caribou Coffee.  A national tenant like 
Starbuck’s might require a drive-thru location. 

 Frozen yogurt or other small-scale operations. 

A full-service restaurant cannot be ruled out on the basis of this leakage analysis.  Often a 
unique physical venue or unusual menu can draw patrons from a wider trade area and allow a 
restaurant to compete with existing establishments.  Glenview House, which reopened recently 
and is probably not reflected in these leakages estimates, is an example of a destination 
restaurant that took advantage of an historic, recognizable facility.  The fire house may provide 
another unique setting for a new full-service restaurant.  More varied ethnic restaurants would 
enhance the dining choices in the area and provide opportunities for independent ownership.  
The recent closing of Orange Restaurant, on the other hand, is a reminder of the competitive 
nature of the restaurant sector.   
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Glenview Primary Trade Area Leakage Analysis 

Population 63,306

Households  23,627

Total Expenditure Potential on Retail Trade, Food and Drink $999,882,915

Expenditure Potential Per Household $42,320

Average Annual Household Income $124,450

Median Annual Household Income $83,721
        
  Demand Supply Retail Gap

  
(Retail 

Potential)
(Retail Sales) 

(Demand - 
Supply)

Total Retail Trade and Food & Drink $999,882,915 $1,652,212,540 -$652,329,625

Total Retail Trade $848,660,887 $1,518,760,559 -$670,099,672

Total Food & Drink $151,222,028 $133,451,981 $17,770,047

Industry Group 

Motor Vehicle & Parts Dealers  $196,825,640 $339,435,955 -$142,610,315

Automobile Dealers $169,025,998 $301,728,765 -$132,702,767

Other Motor Vehicle Dealers  $15,100,876 $4,280,189 $10,820,687

Auto Parts, Accessories, and Tire Stores  $12,698,766 $33,427,001 -$20,728,235

Furniture & Home Furnishings Stores $30,069,702 $16,452,627 $13,617,075

Furniture Stores $19,093,169 $9,266,535 $9,826,634

Home Furnishings Stores $10,976,533 $7,186,092 $3,790,441

Electronics & Appliance Stores $25,607,260 $137,358,532 -$111,751,272

Bldg Materials, Garden Equip. & Supply Stores $39,442,795 $31,812,474 $7,630,321

Building Material and Supplies Dealers $37,461,065 $29,261,064 $8,200,001

Lawn and Garden Equipment and Supplies Stores $1,981,730 $2,551,410 -$569,680

Food & Beverage Stores $170,466,619 $128,801,817 $41,664,802

Grocery Stores $154,420,573 $119,875,788 $34,544,785

Specialty Food Stores $6,013,187 $2,735,318 $3,277,869

Beer, Wine, and Liquor Stores $10,032,859 $6,190,711 $3,842,148

Health & Personal Care Stores $31,940,367 $36,196,951 -$4,256,584

Gasoline Stations $122,032,649 $65,484,066 $56,548,583
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  Demand Supply Retail Gap

  
(Retail 

Potential)
(Retail Sales) 

(Demand - 

Supply)

Clothing and Clothing Accessories Stores $44,768,595 $17,910,261 $26,858,334

Clothing Stores $34,237,666 $12,316,971 $21,920,695

Shoe Stores  $4,897,688 $2,464,908 $2,432,780

Jewelry, Luggage, and Leather Goods Stores $5,633,241 $3,128,382 $2,504,859

Sporting Goods, Hobby, Book, and Music Stores $11,023,047 $25,450,107 -$14,427,060

Sporting Goods/Hobby/Musical Instrument Stores $6,491,965 $8,685,186 -$2,193,221

Book, Periodical, and Music Stores $4,531,082 $16,764,921 -$12,233,839

General Merchandise Stores $108,696,108 $98,404,857 $10,291,251

Department Stores Excluding Leased Depts. $43,761,976 $24,329,425 $19,432,551

Other General Merchandise Stores $64,934,132 $74,075,432 -$9,141,300

Miscellaneous Store Retailers $15,233,012 $11,484,655 $3,748,357

Florists $1,376,744 $1,088,536 $288,208

Office Supplies, Stationery, and Gift Stores $3,368,747 $4,508,364 -$1,139,617

Used Merchandise Stores $957,462 $469,890 $487,572

Other Miscellaneous Store Retailers $9,530,059 $5,417,865 $4,112,194

Nonstore Retailers $52,555,093 $609,968,257 -$557,413,164

Electronic Shopping and Mail-Order Houses $39,134,819 $593,083,721 -$553,948,902

Vending Machine Operators $2,390,256 $343,714 $2,046,542

Direct Selling Establishments $11,030,018 $16,540,822 -$5,510,804

Food Services & Drinking Places  $151,222,028 $133,451,981 $17,770,047

Full-Service Restaurants $69,653,097 $78,530,288 -$8,877,191

Limited-Service Eating Places $54,220,470 $42,117,990 $12,102,480

Special Food Services $19,464,505 $10,820,733 $8,643,772

Drinking Places - Alcoholic Beverages $7,883,956 $1,982,970 $5,900,986

        
Source: ESRI Business Analyst 
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Food and Beverage Stores 

Much attention has already been paid to the potential for attracting a specialty grocer to occupy 
the former Dominick’s space at the northwest corner of Glenview and Waukegan Roads.  In a 
June 2011 study, DSR Marketing Systems provided sales projections for grocers at that location 
under a variety of scenarios. 

Several critical factors in the discussion remain unanswered.  Mariano’s Fresh Market has been 
considering building a new store on the site of the former Avon facility at the intersection of Golf 
and Waukegan Roads, approximately one mile south of the former Dominick’s site.  Although 
plans have not been released, that store would presumably be at least 55,000 square feet in 
size and could generate weekly sales in excel of $400,000, or $20 million annually.  This would 
capture much, but not all, of the estimated leakage in the primary trade area. 

DSR concludes that an independent quality and service-oriented food store such as Caputo’s or 
Sunset Foods could co-exist with a new Mariano’s.  His forecasted sales, however, are more 
than 15% lower for the independent grocery if Mariano’s opens a new store.  While the potential 
new Mariano’s does not preclude a specialty grocery at Glenview and Waukegan Roads, it 
would certainly make the market more competitive.   

Adding further uncertainty is Dominick’s declining share of grocery sales in this market.  Some 
grocery experts have questioned the ongoing viability of Safeway in the Chicago market, casting 
doubt about the future of Dominick’s existing stores, including the store at the Glen.  

The need for each grocery store to offer the right mix of products and service for its customer 
base will be even more crucial as this sector continues to churn and evolve.   

Health and Personal Care 

The leakage analysis suggests that there is no additional demand in this category.  Yet it is 
possible that a store such as CVS would consider a location in Downtown Glenview in order to 
protect their market share.  If interested at all, they would likely require a prominent corner 
location with a drive-thru.  

The map on the following page shows the locations of major chain grocery stores and 
pharmacies in the primary trade area.  The former Dominick’s site at the intersection of 
Waukegan and Glenview Roads and the Avon site are marked. 

Clothing and Accessories Stores 

Leakage in this category is extensive, reflecting the fact that many residents of the trade area 
buy apparel at stores at Old Orchard and Northbrook Court, the two leading regional malls in the 
area.  Downtown Glenview currently has two jewelry stores, a shoe store, and several specialty 
apparel shops.  Other locally-owned apparel retailers could potentially succeed in Downtown 
Glenview, occupying small, comparatively affordable spaces. 

Additional independent retailers in other categories should be sought for vacant Downtown 
spaces.  With appropriate marketing and merchandising, they would likely meet with market 
support. 
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V. Retail Conclusions and Recommendations 

 

Downtown Glenview continues to evolve from its historic role as the commercial center of the 
community.  Given the competitive retail environment, the road network, and other factors, 
Downtown serves primarily as a neighborhood-scale shopping district.  The International 
Council of Shopping Centers (ICSC) describes a neighborhood center as one that “provides for 
the sale of convenience goods (foods, drugs, and sundries) and personal services (laundry and 
dry cleaning, barbering, shoe repairing, etc.) for the day-to-day living needs of the immediate 
neighborhood.” 

Since it is the historic Main Street of the community and has several important anchors, 
Downtown Glenview has the potential to support a limited number of destination restaurants and 
specialty retailers in addition to offering convenience goods and services.  

Supportable Square Footage 

The table on the following page quantifies the potential opportunities for approximately 60,000 
square feet of additional retail in Downtown Glenview.  This amount represents roughly 25% of 
the potential supportable square footage in the primary trade area.   

The 60,000 square feet includes the potential for: 

 A specialty grocer occupying the former Dominick’s site. 
 
 Small specialty food and wine stores. 

 
 Several restaurants, focusing on limited-service establishments.  A full-service 

restaurant and a bar with live entertainment are also possibilities. 
 

 A number of small, primarily independently-owned retail stores selling apparel, 
accessories, and other merchandise. 

 

U.S. Equities estimates that there are approximately 127,000 square feet of vacant ground floor 
commercial space along Glenview and Waukegan Roads.  While a certain level of vacancy 
should be expected, this amount of space represents more than the amount of additional retail 
demand.  Therefore, focusing on renovating and filling existing spaces in key locations makes 
sense, as opposed to developing new centers.  A review of certain regulatory restrictions might 
also help revitalize the Downtown.  

 



Category/Store Type

Leakage in Primary 

Trade Area  ($M)

Typical Sales 

per Square 

Foot

Supportable 

Square Feet

Types of Potential 

Downtown Merchants

Average Size for 

Store in 

Neighborhood 

Center (SF)

Number of 

Establishments

Potential 

Square Feet

Food and Beverage

     Grocery Store $34.5 $600 57,500 Specialty grocer 30,000 1 30,000

     Specialty Foods $3.3 $600 5,500 Bakery, candy store 1,500 2 3,000

     Beer Wine and Liquor Stores $3.8 $600 6,333 Wine shop 2,000 1 2,000

Food Service & Drinking Places

     Full Service Restaurants ($8.9) $300 Restaurant 3,000 1 3,000

     Limited Service Eating Places $12.1 $400 30,250 Sandwich shops, coffee 
shops, frozen yogurt

1,500 4 6,000

     Drinking Places $5.9 $500 11,800 Bar with entertainment 3,000 1 3,000

Clothing and Accessories Stores $26.8 $250 107,200 Jewelry and specialty 
boutiques

2,000 3 6,000

Other Miscellaneous Retailers $4.1 $350 11,714 Independent retailers 2,000 4 8,000

Subtotal $81.6 $354 230,298 17 61,000

Sources:  ESRI for leakage estimates; Goodman Williams Group and U.S. Equities

Primary  Trade Area - Leakage Analysis

Analysis of Retail Potential

Downtown Glenview - Potential Retail Tenants
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Regulatory Considerations and Financial Incentives 

The following recommendations are offered to the Village for consideration, with the intent of 
encouraging the leasing of this vacant space and the redevelopment of key parcels: 

 Consider allowing drive-thrus on key parcels.  While we understand the implications of 
drive-thrus on traffic patterns as well as the pedestrian environment, national retailers 
such as CVS and Starbuck’s might only consider sites that offer this alignment. 

 
 Review and perhaps ease the restrictions against services businesses occupying ground 

floor space.  As mentioned previously, the potential demand for 60,000 square feet of 
additional retail space will not fill all the vacant space in the Downtown.  Certain types of 
non-retail businesses will add to the vibrancy, vitality, and traffic in the area, bringing 
more individuals and families downtown.  In particular, the following types of businesses 
should be considered desirable tenants in the Downtown.  They may in fact include 
some space for retail sales in addition to their non-retail space: 

o Health and wellness establishments  (yoga, pilates, and dance studios; Weight 
Watchers and others diet centers) 

o Educational tutoring  (Test prep providers, independent academic tutors, those 
offering classes for school-aged children) 

o Specialty classes oriented to adults 

 Analyze the potential benefits of new targeted financial assistance programs for 
Downtown property and/or business owners.  Interest-free loans, rebates, or outright 
grants could be used for façade improvements and other efforts that would enhance the 
retail environment.  

Clustering Around Key Blocks 

The railroad tracks, OLPH, the River, and other features along Glenview Road interrupt the 
linear pedestrian flow.  Recognizing this discontinuity, retail activity should be clustered and 
strengthened in the commercial blocks where there are anchors and proximity to off-street 
parking spaces. 

 The intersection of Waukegan and Glenview Roads is the most visible to passing 
automobile traffic. 

 The block with the Fire Station and Glenview State Bank has potential for additional 
activity. 

 The Library and western end of the Downtown, perhaps extending to the Bess Hardware 
site.  

The vacant parcels along Waukegan Road in the Downtown will continue to attract more auto-
oriented commercial development.  The focus of new commercial activity along Waukegan 
Road should be clustered near the Glenview Road and Lake Avenue intersections.   
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Marketing Recommendations  

In this competitive environment, attracting additional businesses to Downtown Glenview will 
require a coordinated approach from the Village, Downtown landlords, the brokerage 
community, and other interested parties.   

There currently is no business association dedicated to marketing and improving the 
environment for businesses located in Downtown Glenview.  Whether set up as a separate 
business entity or established as part of the Glenview Chamber of Commerce, this type of 
organization can enhance the ability of landlords and brokers to market space, plan events that 
bring more people Downtown, and work to coordinate and cross-promote business development 
efforts among Downtown merchants.   

This association could gather information that could be made available on user-friendly 
websites.  Social media could help offer special deals.  Future marketing efforts should 
strengthen the bonds between the retail and non-retail stakeholders in the Downtown, including 
the Library and OLPH. 
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Appendix 

 

2010 Population by Race: Asian Scan/US Map 

Median Household Income Scan/US Map 

Population Density Scan/US Map 

Aggregate Income Scan/US Map 
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Aggregate Income
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Block Street Business Name Description Category

207 Waukegan Auto Repair with Steve Auto Service Station Auto-Related Businesses
304 Waukegan Kim's Auto Service Auto Service Station Auto-Related Businesses
118 Glenview Glenview Dairy Bar Ice Cream/Frozen Drinks Bars & Restaurants
120 Glenview Orange Restaurant Dine-In Restaurant Bars & Restaurants
120 Glenview Kim's Chop Suey Take-Out/Fast Food/Pizza Bars & Restaurants
200 Waukegan Rama Thai Kitchen Dine-In Restaurant Bars & Restaurants
200 Waukegan Good & Fresh Pizza Bakery Take-Out/Fast Food/Pizza Bars & Restaurants
205 Waukegan Spiro's Deli Delicatessen Bars & Restaurants
205 Waukegan Dunkin' Donuts Donut/Muffin Shop Bars & Restaurants
302 Glenview One Tree Grill Bar and Grill Bars & Restaurants
302 Glenview Cho Jung Oriental Cuisine Dine-In Restaurant Bars & Restaurants
302 Glenview Viccino's Pizza Take-Out/Fast Food/Pizza Bars & Restaurants
304 Glenview Glenview House Dine-In Restaurant Bars & Restaurants
400 Glenview Jimmy John's Take-Out/Fast Food/Pizza Bars & Restaurants
401 Waukegan Caribou Coffee Coffee/Café Bars & Restaurants
401 Waukegan Oberweis Ice Cream/Frozen Drinks Bars & Restaurants

Grandpa's Dine-In Restaurant Bars & Restaurants
120 Glenview The Art School School/Educational Facility Cultural/Institutional
121 Glenview Our Lady of Perpetual Help Church/Religious Institution Cultural/Institutional
201 Waukegan Lyon Elementary School School/Educational Facility Cultural/Institutional
206 Waukegan Kumon Math & Reading School/Educational Facility Cultural/Institutional
207 Waukegan Mathonia's Learning Center School/Educational Facility Cultural/Institutional
307 Waukegan Terra Sounds School/Educational Facility Cultural/Institutional
200 Waukegan Arthur Murray Dance Dance Hall/Studio Entertainment/Recreation
207 Waukegan Jazzercise Fitness Center Entertainment/Recreation
302 Glenview Curves Fitness Center Entertainment/Recreation
304 Glenview Conceptual Fitness Fitness Center Entertainment/Recreation
400 Glenview Sheila Tully Academy of Irish Dance Dance Hall/Studio Entertainment/Recreation
118 Glenview Glenview Dairy Express Mini-Mart/Convenience Store Food & Liquor Stores
120 Glenview Cookies in Bloom Bakery Food & Liquor Stores
205 Waukegan The Everyday Gourmet Catering Caterers Food & Liquor Stores
207 Waukegan Sweet Dreams Bakery and Café Bakery Food & Liquor Stores
207 Waukegan Harrison's Poultry Farm Meat/Fish Market Food & Liquor Stores
302 Glenview B.J. Liquors Wine/Liquor Store Food & Liquor Stores

Downtown Glenview Commercial Inventory

December 2011



Block Street Business Name Description Category

400 Glenview Glenview Liquors Wine/Liquor Store Food & Liquor Stores
201 Waukegan Office Building Office Office Space
206 Waukegan Glenview Executive Office Office Office Space
304 Glenview Office Building Office Office Space
304 Glenview Colonial Court Office Building Office Office Space
118 Glenview Best Cleaners Cleaners/Tailors Personal/Household Services
118 Glenview Corner Optical Optician/Hearing Personal/Household Services
120 Glenview Antalee Spa Hair/Nails/Spa/Tanning Personal/Household Services
120 Glenview Van's Nails Hair/Nails/Spa/Tanning Personal/Household Services
120 Glenview Leonardo's Hair Care Hair/Nails/Spa/Tanning Personal/Household Services
120 Glenview Chiropractor - Justin Gruby Medical/Dental Personal/Household Services
120 Glenview Church Street Dental Medical/Dental Personal/Household Services
200 Waukegan G. View Nails Hair/Nails/Spa/Tanning Personal/Household Services
200 Waukegan Point of Origin - Different by Design Interior Decorator Personal/Household Services
200 Waukegan Pure Balance Natural Health Care Medical/Dental Personal/Household Services
200 Waukegan North Shore Pediatric Therapy Medical/Dental Personal/Household Services
200 Waukegan Family Dentistry Medical/Dental Personal/Household Services
200 Waukegan Dentist Medical/Dental Personal/Household Services
203 Waukegan Creative House Decorating Center Interior Decorator Personal/Household Services
205 Waukegan Illirjan Cleaners & Tailors Cleaners/Tailors Personal/Household Services
205 Waukegan Nail Time Hair/Nails/Spa/Tanning Personal/Household Services
206 Waukegan Dutch Maid Dry Cleaners Cleaners/Tailors Personal/Household Services
206 Waukegan Sewing Masters Cleaners/Tailors Personal/Household Services
206 Waukegan Lenzo's (Barber) Hair/Nails/Spa/Tanning Personal/Household Services
207 Waukegan Derosa Cleaners Cleaners/Tailors Personal/Household Services
207 Waukegan Estetica Hair Design Hair/Nails/Spa/Tanning Personal/Household Services
207 Waukegan K2x Nails Hair/Nails/Spa/Tanning Personal/Household Services
207 Waukegan Panacea Spa Hair/Nails/Spa/Tanning Personal/Household Services
207 Waukegan Sara's Hair Design Hair/Nails/Spa/Tanning Personal/Household Services
207 Waukegan Vi's House of Beauty Salon Hair/Nails/Spa/Tanning Personal/Household Services
207 Waukegan Maximum Communications Other Personal Services Personal/Household Services
302 Glenview Sun Cleaners Cleaners/Tailors Personal/Household Services
302 Glenview Zena Hair Care Hair/Nails/Spa/Tanning Personal/Household Services
302 Glenview Nancy Nails Hair/Nails/Spa/Tanning Personal/Household Services
302 Glenview Men's Hair Salon Hair/Nails/Spa/Tanning Personal/Household Services
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Block Street Business Name Description Category

302 Glenview Glenlake Dental Medical/Dental Personal/Household Services
302 Glenview Moto Photo / John Kim Photography Photography Studio Personal/Household Services
302 Glenview Glenview Frame Picture Framing Personal/Household Services
304 Glenview Joseph Anthony Salon Hair/Nails/Spa/Tanning Personal/Household Services
304 Glenview Kathy's Facial & Nail Salon Hair/Nails/Spa/Tanning Personal/Household Services
304 Glenview Dentist - Gavin Green Medical/Dental Personal/Household Services
304 Glenview Chiropractor - Tony Zemlinsky Medical/Dental Personal/Household Services
304 Glenview Glengrove Dental Medical/Dental Personal/Household Services
304 Glenview Acupuncture - Claudette Balce Medical/Dental Personal/Household Services
304 Glenview Hands On Therapy Medical/Dental Personal/Household Services
307 Waukegan Euro Beauty Salon Hair/Nails/Spa/Tanning Personal/Household Services
307 Waukegan Mani / Pedi Hair/Nails/Spa/Tanning Personal/Household Services
307 Waukegan Pre-Fit Physical Therapy Medical/Dental Personal/Household Services
307 Waukegan Richart Chiropractic Medical/Dental Personal/Household Services
307 Waukegan Well Foot & Ankle Medical/Dental Personal/Household Services
307 Waukegan Psychic Readings Other Personal Services Personal/Household Services
400 Waukegan Scott Cleaners Cleaners/Tailors Personal/Household Services
400 Glenview French Flair Salon Hair/Nails/Spa/Tanning Personal/Household Services
400 Glenview Arena Barber Shop Hair/Nails/Spa/Tanning Personal/Household Services
400 Glenview Northshore Wellness Center Medical/Dental Personal/Household Services
401 Waukegan Blooming Nails Hair/Nails/Spa/Tanning Personal/Household Services
401 Glenview Tony's Shoe Repair Shoe Repair Personal/Household Services
120 Glenview The Robbins Group Other Professional Professional/Financial Services
200 Waukegan CitiBank Bank Professional/Financial Services
200 Waukegan State Farm Financial/Insurance/Real Estate/Mortgage/Investments Professional/Financial Services
200 Waukegan Precision Reproduction Printing/Copying Professional/Financial Services
201 Waukegan Associated Bank Bank Professional/Financial Services
203 Waukegan Edward Jones Investments Financial/Insurance/Real Estate/Mortgage/Investments Professional/Financial Services
203 Waukegan D. Jurczak Insurance Financial/Insurance/Real Estate/Mortgage/Investments Professional/Financial Services
205 Waukegan PIP Printing Printing/Copying Professional/Financial Services
207 Waukegan Regency Development Group Other Professional Professional/Financial Services
302 Glenview Charter One Bank Professional/Financial Services
302 Glenview Bank of America Bank Professional/Financial Services
304 Glenview Nimrod Realty Financial/Insurance/Real Estate/Mortgage/Investments Professional/Financial Services
201 Waukegan Village Hall Municipal Center Public
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Block Street Business Name Description Category

207 Waukegan Hibbard Library Library Public
207 Waukegan Glenview Historical Center Museum Public
304 Glenview Fire Station Fire/Police Station Public
118 Glenview Glenview Cycle Bike Shop Retail
120 Glenview Christian Science Reading Room Bookstore Retail
120 Glenview Cenzina Originals Bridal Boutique Bridal Shop Retail
120 Glenview The Cat's Meow Gifts Cards/Gifts/Stationary Retail
120 Glenview Morning Glory Flower Shop Florist Retail
120 Glenview CNC Medical Equipment Medical Supplies Retail
203 Waukegan Irish Connoisseur Gifts Ethnic Gifts Retail
203 Waukegan N.H. Scott Funeral Home Funeral Home Retail
203 Waukegan Kitchens & Baths Unlimited Home Design/Interiors/Flooring/Wallpaper Retail
206 Waukegan Smith-Corcoran Funeral Home Funeral Home Retail
207 Waukegan Lyz Art Art Gallery/Prints Retail
207 Waukegan North Shore Cyclery Bike Shop Retail
207 Waukegan Exemplar's Treasure Cards/Gifts/Stationary Retail
207 Waukegan North Shore Wireless Cellular Phones/Pagers Retail
207 Waukegan D.D. Dive Shop (Scuba) Outfitters/Outdoors Retail
207 Waukegan Card and Party Giant Party Store/Costumes Retail
302 Glenview Katy Boldt Jewelry Jewelry Retail
302 Glenview Full Circle Re-Sale Resale/Consignment Retail
304 Glenview Camera Doc Camera/Photo Processing Retail
304 Glenview My Perfectly Flawed Life Cards/Gifts/Stationary Retail
400 Glenview Country Cobbler Shoe Store Retail
400 Glenview Antiques by GK Antiques Retail
400 Glenview Glenview Coin & Collectibles Hobby Shop Retail
400 Glenview Thybony Paint and Home Interiors Home Design/Interiors/Flooring/Wallpaper Retail
400 Glenview DDK Kitchen Design Home Design/Interiors/Flooring/Wallpaper Retail
401 Waukegan Raphael Jewelers Jewelry Retail
401 Glenview Still Adorable Resale/Consignment Retail
401 Glenview The Soccer House Sporting Goods Retail
119 Glenview Vacant - Former Bess Hardware Vacant Vacant
120 Glenview Vacant Vacant Vacant
205 Waukegan Vacant - Former dry cleaners Vacant Vacant
205 Waukegan Vacant - Former service station Vacant Vacant

December 2011



Block Street Business Name Description Category

205 Waukegan Vacant - Former Dunkin Donuts Vacant Vacant
205 Waukegan Vacant - Koenig & Strey Vacant Vacant
206 Waukegan Vacant - Former Dominick's Vacant Vacant
207 Waukegan Vacant - Troy Realty Vacant Vacant
207 Waukegan Vacant - Koenig & Strey site - Troy Realty Vacant Vacant
207 Waukegan Vacant Vacant Vacant
207 Waukegan Vacant Vacant Vacant
302 Glenview Vacant Vacant Vacant
302 Glenview Vacant Vacant Vacant
304 Glenview Vacant Vacant Vacant
304 Glenview Vacant - Patio Shops/Vacant Vacant Vacant
304 Glenview Vacant - Former Glenview State Bank Vacant Vacant
307 Waukegan Vacant - Koeing & Strey Vacant Vacant
400 Glenview Vacant - Former Diamond Café Vacant Vacant
400 Glenview Vacant - Former Georgia Nut Company Vacant Vacant
400 Glenview Vacant - Former M. Kantz Flooring Vacant Vacant
400 Glenview Vacant - Former Cookies in Bloom Vacant Vacant

Sources:  US Equities, Goodman Williams Group, and Village of Glenview

December 2011
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Ke y A ddre ss Square  Footage N ote s
1 1708 Gle n v ie w  Road 4050 Form e r Cou n try  Cob b le r
2 1726 Gle n v ie w  Road 1400 Form e r Th yb on y
3 999 W au ke gan  Road 950 Form e r Socce r Hou se
4 989 W au ke gan  Road 1735 Form e r Carib ou  coffe e
5 950 Harle m 1140 Form e r Fram e  Sh op
6 1029 W au ke gan  Road 1440 P ictu re  Us Gal le rie s
7 1232 W au ke gan  Road 1100 Form e r Irish  Con n .
8 1148 Grove  Stre e t 2750 Form e r Gas Station
9 1141 Grove  Stre e t 1300 Ram ire z O ff ice
10 1800 Gle n v ie w  Road 1115 Gle n v ie w /Ch u rch
11 1850 Gle n v ie w  Road 12360 Form e r Be ss
12 1765 Gle n v ie w  Road 715 P atio  Sh op s
13 1810 Gle n v ie w  Road 900 Form e r Ch ristian  Scie n ce
14 1800 De w e s Stre e t 2000 A d jace n t to  Jose p h  A n th on y
15 970 Harle m  A ve n u e 1140 O lym p ia
16 1047 W au ke gan  Road 1000 Scu b a

Date: 6/15/2018
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Downtown Glenview
Legend
!( Vacant Retail Spaces

Ke y A ddre ss Square  Footage N ote s
1 1708 Gle n v ie w  Road 4050 Fo rm e r Co u n try  Co b b le r
2 1726 Gle n v ie w  Road 1400 Fo rm e r Th yb on y
3 999 W au ke gan  Road 950 Fo rm e r So cce r Ho u se
4 989 W au ke gan  Road 1735 Fo rm e r Carib o u  coffe e
5 950 Harle m 1140 Fo rm e r Fram e  Sh op
6 1029 W au ke gan  Ro ad 1440 P ictu re  Us Gal le rie s
7 1232 W au ke gan  Ro ad 1100 Fo rm e r Irish  Co n n .
8 1148 W au ke gan  Ro ad 2750 Fo rm e r Gas Station
9 1141 W au ke gan  Ro ad 1300 Ram ire z O ff ice
10 1800 Gle n v ie w  Road 1115 Gle n v ie w /Ch u rch
11 1850 Gle n v ie w  Road 12360 Fo rm e r Be ss
12 1765 Gle n v ie w  Road 715 P atio  Sh op s
13 1810 Gle n v ie w  Road 900 Fo rm e r Ch ristian  Scie n ce
14 1800 De w e s Stre e t 2000 A d jace n t to  Jose p h  A n th o n y
15 970 Harle m  A ve n u e 1140 O lym p ia
16 1047 W au ke gan  Ro ad 1000 Scu b a

Total 35095
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Objective 
To address questions relayed by the Village President, Village staff requested that BDI provide the 

following information on the potential redevelopment of the former Bess Hardware site into a new 

standalone restaurant: 

 Current restaurant market conditions and trends 

 Restaurant concepts that might fit Bess site or an existing Downtown Glenview building 

 Costs associated with a new Bess site restaurant development 

 Economic sustainability considerations for Downtown Glenview restaurants 

Executive Summary 
This report documents data BDI’s gathered on current local, regional and national restaurant market 

conditions and trends and offers guidance on investing in a potential Downtown Glenview restaurant 

building. This executive summary highlights key findings and notes the report pages where there is more 

detailed analysis associated with each topic.  The data supplement appendix provides demographic and 

market data that may inform other Downtown Glenview businesses and answer additional questions.  

Existing Market Conditions (pages 4, 9-11) 
 In the Chicago area, there have never been more restaurants. The number of leisure and 

hospitality establishments (the majority of which are restaurants) has increased by 7% in the last 

five years and by 21% since 2007. 

 Glenview’s recent growth through adding apartments that appeal to these younger, high 

restaurant spending residents could be an opportunity for additional restaurant spending. 

 Glenview’s market share (Restaurant sales/Resident Restaurant Spending) calculation confirms 

the village currently attracts significant spending from outside of the community, but 

opportunities exist for solid concepts to attract sales from the region where Glenview currently 

obtains less than 6% of spending. 

Most Important Restaurant Trends (pages 5-8) 
 Off-premises sales is the most important 2018 trend for full- service restaurants. Off-premises 

annual sales are currently estimated at $43 billion and projected to increase to $76 billion by 

2022. 

 Another hot trend is chef-driven restaurants that choose urban locations with access to clusters 

of high-income locals, urban center employees, and tourists, including cultural and convention 

visitors, and in proximity to other high-quality restaurants. 

 The rise of new, non-traditional competitors such as grocerants, grocers serving food and drinks 

in a dedicated dining area within their store; movie grills, such as Old Orchard’s CMX; and 

morphing spaces—concepts that are coffee shops in the morning, serve lunch, and end as wine 

or whiskey bars. 

 The industry trend with the most impact on restaurant operations is the shortage of available 

workers and related, rising wages. 
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Restaurant Concepts and Development Costs (pages 11-14) 
 Destination Restaurant with a unique concept occupying 8,000 to 10,000 square feet and having 

approximately 400 seats.  

o Examples: Coopers Hawk Winery, Pinstripes, Yard House.  

o Preliminary Development Costs Estimate: $5.1 million 

 Local upscale dining concept with approximately 250 seats in a 5,000 square foot building.  

o Examples: Jameson Steakhouse, Hackney’s, Egg Harbor.  

o Preliminary Development Costs Estimate: $4.3 million 

 Remodel a vacant commercial space to add the ventilation and plumbing necessary to support a 

5,000 square foot restaurant. 

o Examples: Ten Ninety, Gusto’s  

o Preliminary Construction Cost Estimate: at least $250,000 but could be more. 

Conclusion 
When Rich Melman, the founder of Chicago’s Lettuce Entertain You restaurant group, was asked to 

explain the challenge of opening a restaurant, he replied: “Lots of capital is required, and you don’t 

know if it will work until it opens.” BDI believes this high cost and inherent “concept risk” makes new 

restaurant construction too risky for community investment. However, BDI does recommend that 

Glenview seek opportunities to partner with investors proposing additional dining in Downtown 

Glenview. The highest return on investment would be realized from financial incentives that make 

vacant commercial space suitable for restaurants. That investment recognizes the permanent business 

mix change caused by Internet shopping.  
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Introduction 
Glenview’s Downtown is where residents and visitors find independent businesses and access the civic 

center of downtown which includes local businesses, Library, Metra, and places of religious worship. 

With changes impacting commercial clusters everywhere, Village leaders seek to preserve and enhance 

its Downtown to improve the services that it provides to residents, fit new models for commercial 

development, and maintain the Downtown’s positive impact on Glenview’s regional image. BDI was 

charged to document current market conditions and specifically examine the opportunity for Village 

investment to create a building that would provide a location for an economically sustainable 

Downtown Glenview restaurant. BDI was asked to look at both existing vacant space and a site locally 

known as the Bess Hardware property that is documented in Figure 1. 

 

Figure 1 

The material that follows summarizes the data gathered by BDI and offers guidance on investing in a 

potential Downtown Glenview restaurant building. It also documents BDI’s comments about other 

considerations that could be important in evaluating a potential restaurant use for the Bess site or a 

currently vacant property, including restaurant trends.  The data supplement appendix provides 

demographic and market data that may inform other Downtown Glenview businesses and answer 

additional questions. 
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Existing Market Conditions 
A clear understanding of the national, regional, and local market conditions is key to developing a 

realistic plan that both supports existing restaurants and identifies market friendly new restaurant 

opportunities for Glenview. 

Sales 
Nationally and industry-wide, the restaurant sector is experiencing unprecedented change. U.S. 

restaurant sales were projected at $799 billion for 2017. Fine dining and the upscale casual dining 

segments have exhibited the strongest sales throughout 2017 and into the first quarter of 2018. The 

casual and fast casual dining segments experienced 1% declines in sales during 2017. However, this 

decline has reversed in first quarter 2018, leading to optimism for 2018 sales growth. In the Chicago 

area, there have never been more restaurants. The number of leisure and hospitality establishments 

(the majority of which are restaurants) has increased by 7% in the last five years and by 21% since 2007. 

There were 24,500 such establishments at the end of first quarter 2017. 1 

Glenview is at the center of a group of fully built-out communities, with restaurant sales totaling $437 

million. For the past five-years, the sales split among the communities has been relatively consistent.  

Total Restaurant Sales Split by Community 

 2013 2014 2015 2016 2017 

Glenview 32% 32% 34% 30% 31% 

Northbrook 23% 23% 24% 25% 25% 

Niles 24% 23% 24% 22% 22% 

Wilmette 9% 9% 4% 10% 9% 

Morton Grove 9% 9% 10% 10% 10% 

Northfield 3% 4% 4% 3% 3% 

Total Sales $385,036,676 $400,446,816 $394,809,224 $436,590,934 $438,853,817 
Source: Illinois Department of Revenue 2016 Sales Tax Report; BDI 

Table 1 

These sales include all types of restaurants, from quick service to fine dining. Glenview obtains a large 

share of sales both because it offers the full range of restaurant concepts and its businesses are exposed 

to high average daily traffic on Waukegan Road, Willow Road, and Milwaukee Road. Most notably, The 

Glen and Willow Creek Shopping Center have high volume, large format, restaurant concepts such as 

Wildfire, Yard House, IHOP and Steak n Shake. In 2013, Glenview’s restaurant sales were $122,918,442, 

and in 2017 its restaurant sales were $135,587,649, a 10% increase, while sales in the whole region 

increased by 14%. The slower growth rate in Glenview can partially be explained by the transition in The 

Glen Town Center restaurants and Glenview’s lack of significant new development, such as Northbrook’s 

Northshore 770 on Skokie Boulevard. The national faster growth in restaurant sales is explained by 

markets where the population is growing, and young singles are spending more on eating away from 

home. Glenview’s recent growth through adding apartments that appeal to these younger, high 

                                                           
1 John Nicolopoulos, “Top Trends in the Restaurant Industry to Watch in 2018.” RSM Insights. March 13, 2018. 
Peter Frost, “Is Chicago’s Dining Boom Over?,” Chicago Magazine, December 19, 2017. 
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restaurant spending residents could be an opportunity for additional restaurant sales. The challenge is 

identifying the restaurant most likely to fit Downtown Glenview and be economically sustainable.  

Trends 
In addition to sales and unit growth, broader industry trends, reflecting new customer, or guest, 

behaviors, and transforming operations, are occurring and affecting restaurants of all sizes and formats 

in all locales. These same trends often have multiple facets, based on how guests perceive their dining 

experience and how operators adapt, innovate and succeed. These broader market trends include: 

Off-premises 
The continued growth of off-premises sales was cited as one of the most important 2018 trends for full- 

service restaurants. Off-premises annual sales are currently estimated at $43 billion and projected to 

increase to $76 billion by 2022.  Online orders represent about 43% of all food deliveries. This trend is 

not just the result of Millennial purchasing; Generation X (ages 35-44) is also a major user of ordering 

and delivery services. 

Ordering and Delivery Users by Age 

 

Figure 2 

The off-premises trend encompasses two aspects—ordering and delivery options for established 

restaurant locations, such as those offered by UberEATs, Grub Hub and Door Dash, and “ghost” 

restaurants. The expansion of off-premises options reflects ongoing growth in curbside pick-up, drive- 

thru’s, catering, and delivery for restaurants of all formats. Chicago’s most well-known restaurant group, 

Lettuce Entertain You Enterprises (LEYE) uses multiple delivery services for its restaurants across its 

varied formats. In downtown Libertyville, nearly all of their 27 restaurants, which are all independently 

owned, use UberEATs for both delivery and catering. Designated parking off Milwaukee Avenue 

accommodates drivers and loading. (Restaurateurs indicate that finding and procuring the proper 

packaging for delivery is often a bigger challenge than working with ordering and delivery services.)  
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The popularity of these ordering and delivery options has also altered the definition of what constitutes 

a restaurant. Virtual, or “ghost,” restaurants do not require a storefront, but are locally regulated as 

restaurants. Their operations are similar to a commissary kitchen. Ghost restaurants offset the costs of 

ordering and delivery services with much lower occupancy costs. Without dining and storage areas, 

some ghost concepts occupy as little as 200 square feet. Ghost restaurants do not require high cost 

storefronts in trendy neighborhoods to attract customers, so operators can open anywhere accessible 

for their order and delivery services to reach their customers. In turn, the order and delivery firms 

actively market and promote these ghost restaurants. These partnerships are now expanding and 

evolving. Door Dash recently developed a San Francisco area kitchen suitable for four concepts; area 

restaurateurs with “brick and mortar” locations operate two of these concept spaces as ghost 

restaurants. UberEATs provides data to their ghost operators to enable better customer targeting based 

upon user search trends. LEYE has created two delivery-only concepts using existing restaurant kitchens, 

both in urban locations in other markets. 2 

Chef-driven 
These dining concepts reflect the culinary vision of a recognized chef and can vary significantly in 

operating scale. Internationally known celebrity chefs either license or own and operate restaurants of 

varied formats in major cities throughout the world. Locally and regionally, chef-driven concepts are 

either the vision of a talented chef with partners and investors or the partnership between experienced 

restaurant operators, investors, and a well-regarded chef. Most of these restaurants promote local 

sourcing and an identifiable cuisine. Regardless of structure, these chefs and restaurant operators 

choose locations in trendy or emerging urban neighborhoods and corridors. These locations provide 

access to high-income locals, to urban center employees, and to tourists, including cultural and 

convention visitors, and proximity to other high-quality restaurants. These restaurants also serve as 

destinations with a “cool” factor, attracting customers from throughout that same metropolitan area. 

Often, ownership is expressly committed to certain city neighborhoods, locating several restaurants on 

one or two blocks. This commitment is evident in Chicago along Randolph Street/Fulton Market, 

Milwaukee Avenue in Wicker Park and Logan Square, in River North, and in emerging areas like 

Avondale. For the major Chicago restaurant groups, expansion to other cities versus to Chicago’s 

suburbs is the basis for future growth. A local example is the Boka Restaurant Group’s (Girl and The 

Goat, Little Goat, etc.) plan to expand beyond their 16 restaurant concepts in Chicago, likely opening a 

restaurant in Los Angeles, by 2020. 

Untraditional, or non-traditional, competition  
New competitors for traditional restaurants, regardless of format, continue to emerge. The rise of 

grocerants, grocers serving food and drinks in a dedicated dining area within their store, provides 

flexibility for consumers and the ability to sell higher margin products (foods prepared on-site and wine, 

beer, or cocktails). Movie grills, such as Old Orchard’s CMX, allow moviegoers to have dinner and drinks 

at the movie theater, again providing consumer flexibility while attracting larger audiences. In 

                                                           
2 Liz Wolf, “Ghost Restaurants and the Impact on Commercial Real Estate.” VTS Blog, March 26, 2018. 
Thomas Franck, “Home Food Delivery is Surging Thanks to Ease of Online Ordering, New Study 
Shows.” CNBC Investment Blog, July 12, 2017. 
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Cincinnati, Kroger recently opened its second Kitchen 1883, a standalone full-service restaurant. (Both 

are adjacent to stores with separate entrances and operations. This venture is the work of Kroger’s 

Culinary Innovation Team.)3  In addition, many limited service, fast casual restaurants are morphing 

throughout the day--starting as coffee shops in the morning, serving lunch, and ending as wine or 

whiskey bars, typically with a small food menu. The impact of the “all day menu” has been identified as 

an emerging trend in New York City after recent high-profile conversions of fine dining restaurants to 

“all day” fast casual concepts. Regardless, each of these new approaches intends to provide a unique 

experience, to be casual and flexible for customers, and to focus on capturing “a [market] share of the 

stomach” for ownership. 

Labor issues 
The industry trend with the most impact on restaurant operations is the shortage of available workers 

and related, rising wages. Labor costs for typical restaurants have increased from an average of 30% to 

an estimated 35-36% in 2017. The improved economy has given workers greater jobs options, resulting 

a less interest in food and beverage industry jobs. The high cost of labor also makes it difficult to 

compete with the grocers who serve food, as they have limited labor costs and the quality of food can 

be similar to that of a typical restaurant operation.   

Immigration has been important to the industry’s labor force, and the ongoing national immigration 

debate and declines in immigration have affected the available labor pool. According to a recent study 

by TDn2K’s People Report, nearly 75% of restaurant companies reported being understaffed in front-of-

house positions. For back-of-house positions, the situation is even worse. Back of the house positions 

like dishwashers, crucial to all restaurants, have been particularly hard to fill. Many restaurant groups 

are now offering employee benefits, such as health insurance, to attract and retain workers. In the 

Chicago area, new restaurants have delayed opening due to the inability to hire workers. Some 

operators are considering fast casual concepts requiring smaller numbers of workers. The hiring issue 

has become more problematic for suburban restaurants, given the lack of access to reliable 

transportation at times required by their staff. Suburban restaurateurs are working with the Illinois 

Restaurant Association to develop programming to address these labor concerns. 

“Guest facing” technologies 
Technology is increasing efficiencies and enhancing the diner or guest experience.  This begins with 

online reservations through reservation systems, such as Open Table, Reserve, or Tock, through seating 

and payment.  Integrating order and delivery systems, including services like UberEATs, with restaurant 

Point of Sale (POS) systems is another way of providing a seamless and positive guest experience. The 

goal is to ensure that customers can conduct and view every step of their order’s process on their 

mobile phone. The use of tablets and kiosks in fast casual concepts eliminates the counter and the 

perceived divide between the employee and server. Some of these same fast casual concepts have also 

gone cashless to facilitate ordering. In going cashless, several full-service restaurant groups have formed 

partnerships with Open Table, Yelp, and other services to communicate that cash will no be longer 

accepted. Their tipped workers receive debit cards loaded with their tips for immediate access after 

each shift. 

                                                           
3 Mark Hamstra, “Kroger’s Culinary Efforts Seen Ramping Up in 2018.” Supermarket News, 2/14/17 
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Role of media 
All restaurants and owners want traditional and electronic media coverage, and social media and its 

management have become crucial to restaurant success and to communicate the uniqueness of their 

guest experience. This trend affects all restaurants of all types. Social media, including monitoring online 

reviews, is a major part of each unit’s marketing, promotion, and public relations work. Fine dining 

restaurants use social media to research their guests and their likely preferences in advance of their visit 

to the restaurant to provide a personalized experience. National and local industry media, such as Eater 

and online food content producers, focus on producing lists of the newest, hottest, or “best” 

restaurants. This focus often ignores restaurants that have operated successfully for several years. The 

challenge for the most successful restaurants is marketing and promotion after the “hot” period 

subsides. 

Food halls 
The proliferation of food halls is expected to triple by 2020, according to Cushman and Wakefield. This 

trend has been driven by multiple factors—the success of combined retail and restaurant concepts, such 

as Eataly, the growth of the foodie culture among Millennials, and the ongoing morphing within 

restaurant concepts and operations. Food halls provide restaurant operators and property owners with 

significant flexibility. From a restaurateur perspective, operating a small concept (similar menu as would 

be found in a food truck) at a food hall has less risk. For property ownership, replacing one food vendor 

with a small space is less problematic than replacing a full-service restaurant. There are some indications 

that the food hall concept is being overbuilt, given the concepts are large and require access to 

significant pedestrian traffic. The first suburban food hall (41,000 SF) opened recently in Tysons Galleria 

near Washington, DC. It is too early to determine whether or not it will succeed. 

 

Figure 3 
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Logical Markets 
Glenview residents are justifiably proud of their commercial success and actively seek a better 

connection to their Downtown, but Downtown business must serve a larger market. Glenview residents 

are projected by demographers to spend nearly $75 million on restaurant meals, but current sales in 

Glenview restaurants is $133 million. Clearly, successful businesses are attracting from a market larger 

than just Glenview residents. Current consumer behavior research suggests that the non-resident  

market most important to the success of Downtown Glenview is a destination market within a 30- 

minute drive, the “Smart Phone Market.” Potential customers search that geography for dining 

experiences using apps such as Google Maps and Yelp pressing a directions icon to learn how to travel to 

highly rated businesses. 

Glenview Market 
Glenview customers can be divided into those who can easily walk to the potential restaurant site and 

those who are more likely to drive to Downtown Glenview. The “Pedestrian” market, a half mile walk, is 

depicted in the Figure 4 map. 

  

Figure 4 
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Figure 5 

Figure 5 illustrates the geography of the 30-minute drive time “Smart Phone” market. 

 

 

 

 

 

 

 

 

 

 

 

 

The stores and restaurants attracting “Smart Phone” market through a highly rated product could give 

Downtown Glenview a distinctive character that differentiates it from other shopping alternatives. 

Market Comparison 
Table 2 provides a basic comparison of the demographics of these markets and restaurant spending 

information. 

 Glenview Pedestrian Smart Phone 

Population 45,964 4,304 1,658,475 

Average Household Size 2.7 2.4 2.6 

Pop Density/Mile 3,276 5,469 5,016 

Median Age 47.0 46.6 38.9 

Per Capita Income $61,368 $70,042 $41,684 

Employees 30,166 2,430 1,049,497 

Resident Restaurant Spending $73,321,500 $7,467,381 $2,401,433,190 

Restaurant Sales $132,883,702   
Glenview’s Market Share (Sales/Spending) 181.2% 1780% 5.5% 
Source: 2014 Experian, Inc. All Rights Reserved, Alteryx, Inc., BDI 

Table 2 

Glenview’s market share (Restaurant sales/Resident Restaurant Spending) calculation confirms that the 

village currently attracts significant spending from outside of the community, but opportunities exist for 

solid concepts to attract sales from the region where Glenview currently obtains less than 6% of 

spending. 
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Table 3 illustrates that Glenview’s 30,166 employees provide a stronger daytime market than 

surrounding communities other than Northbrook: 

Table 3 

 Employees 

Northbrook 52,869 

Glenview 30,166 

Niles 15,846 

Morton Grove 10,575 

Wilmette 10,446 

Northfield 7,776 

Source: 2014 Experian, Inc. All 
Rights Reserved, Alteryx, Inc., BDI 

Higher per capita income in the pedestrian and community markets helps to support more high 

quality/higher cost restaurant concepts that attract more distant customers seeking more sophisticated 

products. 

Restaurant Concepts and Development Costs 
Restaurant concept development begins with a thorough pro-forma. The development of any restaurant 

pro-forma works backwards, using a series of decision points to identify the optimal restaurant layout to 

achieve profitability and unit size. The menu determines the kitchen size and the labor required for 

operations, both in the front and back of the house. Determining how much of a bar is needed is part of 

this same analysis. For example, if a restaurant’s bar emphasizes cocktails and is projected to sell 1,000 

cocktails on a busy night, this sales level has implications for multiple square footage requirements—bar 

seating, storage for glassware, bar supplies, and product, the costs of sales, and labor and training, 

including such basics as how many dishwashers are needed to wash cocktail glasses. This same, 

thorough upfront analysis dictates the check size needed for profitability, and the square footages and 

build-out costs required for the kitchen, dining and welcome area, bar, and storage for all parts of the 

operation, restrooms, and staff and common areas.  Experienced restaurateurs typically conduct these 

pro-forma analyses multiple times using varied programs addressing all operating pitfalls to ensure that 

their pro-formas are as realistic as possible for operating and financial purposes. Once a pro-forma has 

been vetted, the appropriate restaurant size, or floor plan, needed to support projected profitable 

operations is understood. 

The concept analysis that follows looks at three preliminary concepts. The Bess site size with its 

proximity to 700 Metra parking spaces could support a destination concept restaurant similar to 

Cooper's Hawk Winery & Restaurant or City Works Eatery and Pour House. With both concepts recently 

built in Wheeling at locations where they share parking with other uses, they are useful examples of 

vetted concepts that could be models for a potential Glenview restaurant. These 8,000 to 10,000 square 

foot restaurants have approximately 400 seats and require some self-parking, but also typically provide 

valet parking that uses nearby lots. Since both concepts already have nearby locations, the actual 

destination concept that might choose this site would be a different, successful transplant from another 

region just as The Glen’s original Bravo and Mitchells restaurants were based in Columbus, Ohio. If the 

new restaurant on the Bess site were to rely on self-parking, it could support a local upscale dining 
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concept with approximately 250 seats in a 5,000 square foot building. Many of the chef driven concepts 

recently built in Fulton Market are this size.  As a third alternative, a restaurant remodel concept seeking 

to reach the Glenview market could remodel an existing location and pay approximately $18 per square 

foot in rent. A review of existing vacancies suggests that remodeling to provide grease traps and 

ventilation would be necessary. The analysis that follows provides $100,000 for that change and 

additional remodeling, but assumes acquisition of a used kitchen, which is common in remodel projects. 

Table 4 estimates the pre-opening investment in a building, kitchen, furnishings, and parking that would 

support the destination, local, and remodel options. 

Table 4 

 Destination Concept 
(8,000 square feet) 

Local Concept 
(5,000 square feet) 

Remodel Existing Space 
(5,000 square feet) 

Building construction $1,959,791 $1,030,852 $100,000 

Kitchen $300,000 $250,000 $125,000 

Furnishings $40,000 $25,000 $25,000 

Parking @ $6000/space $597,858 $653,243 $0 

Total Investment $2,897,649 $1,959,095 $250,000 

Land $2,225,000 $2,225,000 $0 

Sources: http://www.buildingjournal.com/construction-estimating.html ; Village of Glenview; BDI. 

Because “free” land is a common development incentive, the balance of this analysis looks at both a 

scenario that includes land value and a scenario that assumes that the land is the Village’s contribution 

to the restaurant development. 

The key to a restaurant’s economic sustainability is sales that cover all costs and provide a return on 

investment sufficient to interest investors in undertaking the development. When that condition is met, 

a development is “market driven.” Table 5 estimates the sales that are necessary to provide a return on 

investment that might interest investors. The remodeled space already has investors who built the 

space and set rent as their required return. Table 5 calculates a return on the investment (ROI) 

associated with the values in Table 4 to set the sales necessary to make each concept market driven. 

 Destination Concept 
(8,000 square feet) 

Local Concept 
(5,000 square feet) 

Remodel Existing Space 
(5,000 square feet) 

9% ROI (rent) $260,788 $176,319 $112,500 

Sales that meet 6% rent ratio $4,346,474 $2,938,643 $1,875,000 

Sales/Square foot $543 $588 $375 

Rent per square foot $32.60 $35.26 $22.50 

With Land Included in Investment 

9% ROI (rent) $461,038 $376,569 $112,500 

Sales that meet 6% rent ratio $7,683,974 $6,276,143 $1,875,000 

Sales/Square foot $960.50 $1,255.23 $375 

Rent per square foot $57.63 $75.31 $22.50 
Sources: Baker & Tilley, Restaurant Benchmarks, 2016; BDI 

Table 5 
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Baker & Tilley’s restaurant benchmarks publication reports that its profitable full-service restaurant 

clients typically have sales of $350 per square foot. The Boka Group, Chicago’s premier developer of 

chef driven restaurants, has four concepts with total sales that exceed $10 million and sales per square 

foot of $500 to $1,200. Those concepts are meticulously planned and located in “hot” urban markets 

such as Fulton Market. A market driven restaurant concept built on the Bess Site would need a concept 

strong enough to attract sales per square foot like the top performing restaurants in the United States. 

Additional Considerations 
1. Although it might be possible to execute the destination or local concept as the ground floor of 

a midrise residential building, the complication of optimizing mechanical systems and parking 

for both uses makes the costs the same or more than the free-standing building concept 

analyzed in this report. The profitability of restaurants often depends on extended hours leading 

to more high margin alcohol sales. Those hours plus the need to accommodate trash removal 

and deliveries makes for a poor match with residential units in the same building. In more urban 

locations such as Oak Park, concepts such as Coopers Hawk have located in high rise properties 

like the 21-story Vantage Oak Park. That property also offers municipally funded parking. With 

its height and more than 200 units, property amenities such as exercise, mail rooms, and party 

rooms can be located as a buffer between restaurant and residential uses. 

2. Whether the Village seeks to create a restaurant on the Bess Site or remodel existing vacant 

space to better suit restaurants, the first step is finding an interested restaurateur with financial 

backing. Signature restaurant properties are not generic but must provide the optimal space for 

the pro forma or even better proven concept. 

3. This report’s concept analysis concludes that a fully market driven concept would only be 

feasible if the tenant produces sales per square foot equaling the sales at the most successful 

restaurants in the country and indicates incentives will be necessary to attract restaurateur 

interest in the Bess site.  If the Village builds the restaurant and leases it to an operator, the 

annual Village incentive would be the difference between the rent that provides a market return 

and the rent that a desirable tenant can offer. That type of tenant will be courted by many 

communities and developments, so it is unlikely to pay more rent that regional averages, a rent 

of approximately $24 per square foot.  Table 5 suggests that incentive may be more than 60% of 

the restaurant property costs. 

4. It could be argued that the Village expects a lower return on its investments that private 

developers because it has a lower cost of funds. Table 6 reports the change in rent if the Village 

as an investor only expected a 5% ROI. 

Table 6 

 Destination Concept 
(8,000 square feet) 

Local Concept 
(5,000 square feet) 

Remodel Existing Space 
(5,000 square feet) 

5% ROI (+rent) $257,382 $210,455 $102,500 

Sales at NOI 6% $4,289,708 $3,507,579 $1,708,333 

Sale/Square foot $536.21 $701.52 $341.67 

Rent as ROI $32.17 $42.09 $20.50 
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5. The turnover of restaurants in The Glen Town Center illustrates the challenges that the industry 

faces. While concepts such as the Yard House and Flight have been long lived, other initially 

successful businesses closed for nonmarket reasons such as corporate decisions, inexperienced 

proprietors and changes in consumer taste. Generally, rent declines as second and third 

generation tenants occupy suburban restaurant space. One reason for a relative high return on 

restaurant investment is this risk of concept failure. 

6. Public financial incentives for new restaurants often are included in Tax Increment Financing 

(TIF) districts that support a larger project. Another common incentive is free land. Sales tax 

rebates are less common for restaurants because they tend to be too small to create a 

significant incentive. With annual sales of $2 million in very successful restaurants and 1% 

municipal sales tax, a typical sales tax sharing model of 50% returned to the business only 

generates a $10,000 incentive per year. As Table 4 reveals, new constructions cost can be more 

than $4 million. The value of sales tax is insignificant in covering those costs. 

7. Restaurateurs have responded to incentives designed to encourage remodeling existing 

businesses. For example, the Village of Mundelein reimburses owners up to 50% of the cost of 

making eligible exterior and interior improvements to their property, up to a maximum grant 

amount of $25,000. Champaign jump started its Downtown restaurant cluster more than 10 

years ago by offering a $100,000 matching grant to any investor proposing building 

improvements costing more than $500,000. There was a three-year sunset to the program and, 

if the improvement was a restaurant, the $75,000 first year liquor license fee was waived. 

Summary 
When Rich Melman, the founder of Chicago’s Lettuce Entertain You restaurant group, was asked to 

explain the challenge of opening a restaurant, he replied: “Lots of capital is required, and you don’t 

know if it will work until it opens.”4 That comment summarizes BDI’s findings for this report and explains 

why new, suburban full service restaurants are so risky and therefore rare.  

 

 

  

                                                           
4 Interview with Burt Wolf for “The Making of a Restaurant-Part 1.” Part 1 of a two-part series available 

at http://www.burtwolf.com (Travels & Traditions, Season 17). 
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Appendix 
 

2017 Demographics 
30 drivetime 
minute(s) 

Q2 2017 Employees 1,049,497 

Q2 2017 Establishments* 69,618 

 

Total Population 1,658,475 

Total Households 636,990 

Female Population 843,163 

% Female 50.8% 

Male Population 815,312 

% Male 49.2% 

Population Density (per Sq. Mi.) 5,016.10 

 

Employed Civilian Population 16+ 

Total 820,539 

White Collar 67.0% 

Blue Collar 33.0% 

 

Age: 

Age 0 - 4 6.1% 

Age 5 - 14 11.8% 

Age 15 - 19 5.7% 

Age 20 - 24 6.0% 

Age 25 - 34 15.0% 

Age 35 - 44 13.8% 

Age 45 - 54 13.6% 

Age 55 - 64 13.1% 

Age 65 - 74 8.1% 

Age 75 - 84 4.4% 

Age 85 + 2.5% 

Median Age 38.9 

 

Housing Units 

Total Housing Units 677,396 

Occupied Housing Units 94.0% 

Vacant Housing Units 6.0% 
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 30 drivetime 
minute(s) 

Housing Units by Tenure 

Total Households in Tenure 636,990 

Owner Occupied Housing Units 400,173 

Owner Occupied free and clear 32.3% 

Owner Occupied with a mortgage or loan 67.7% 

Renter Occupied Housing Units 236,816 

 

Race and Ethnicity 

American Indian, Eskimo, Aleut 0.4% 

Asian 12.3% 

Black 3.9% 

Hawaiian/Pacific Islander 0.0% 

White 70.4% 

Other 9.7% 

Multi-Race 3.3% 

 

Hispanic Ethnicity 23.3% 

Not of Hispanic Ethnicity 76.7% 

 

Marital Status: 

Age 15 + Population 1,362,783 

Divorced 8.2% 

Never Married 34.2% 

Now Married 51.5% 

Now Married - Separated 1.5% 

Widowed 6.1% 

 

Educational Attainment: 

Total Population Age 25+ 1,169,329 

Grade K - 8 4.8% 

Grade 9 - 12 5.5% 

High School Graduate 20.6% 

Associates Degree 5.8% 

Bachelor's Degree 26.8% 

Graduate Degree 18.3% 

Some College, No Degree 16.6% 

No Schooling Completed 1.5% 
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 30 drivetime 
minute(s) 

Household Income: 

Income $ 0 - $9,999 5.0% 

Income $ 10,000 - $14,999 3.4% 

Income $ 15,000 - $24,999 8.2% 

Income $ 25,000 - $34,999 8.1% 

Income $ 35,000 - $49,999 11.2% 

Income $ 50,000 - $74,999 16.6% 

Income $ 75,000 - $99,999 13.1% 

Income $100,000 - $124,999 9.9% 

Income $125,000 - $149,999 6.6% 

Income $150,000 + 18.0% 

 

Average Household Income $108,009 

Median Household Income $71,028 

Per Capita Income $41,684 

  

Vehicles Available 

0 Vehicles Available 11.2% 

1 Vehicle Available 39.1% 

2+ Vehicles Available 49.8% 

Average Vehicles Per Household 1.74 

Total Vehicles Available 1,109,210 

*Report counts include D&B business location records that have a valid telephone, known SIC code and D&B rating as well as 
exclude cottage industries (businesses that operate from a residence). 

© 2010 US Census, All Rights Reserved, Alteryx, Inc.; © 2014 Easy Analytic Software, Inc. (EASI®) All Rights Reserved, Alteryx, 
Inc. 
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2017 Consumer Spending 
30 drivetime 
minute(s) 

2017A Household Demographics 

Total Households 636,990 

Average Household Income $108,009 

Median Household Income $71,028 

 

 2017A Consumer Expenditure (Average Household Annual) Food & Beverages Detail 

Food & Beverages 

Alcoholic Beverages $574.00 

Food At Home $4,624.36 

Food Away From Home $3,545.96 

 

Alcoholic Beverages 

Alcoholic Beverages $574.00 

Beer and Ale $226.94 

Beer And Ale at Home $133.19 

Beer And Ale away from Home $93.76 

Whiskey $10.62 

Other Alcoholic Beverages $91.14 

Other Alcoholic Beverages at Home $20.88 

Other Alcoholic Beverages away from Home $70.26 

Wine $172.27 

Wine at Home $112.28 

Wine away From Home $59.99 

Alcohol Purchased on Trips $73.02 

 

Food: Away From Home 

Food or Board at School $40.96 

Breakfast And Brunch $356.34 

Catered Affairs $44.70 

Dinner $1,578.64 

Food on Out-Of-Town Trips $347.05 

Lunch $865.83 

Snacks And Non-Alcoholic Beverages $232.87 
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Site Marketing Materials 
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Attachment 6:

Executive Summary of Proposed Development 
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Attachment 7: 

Public Correspondence received since June 5, 
2018 
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Tony Repp

From:
Sent:
To:
Cc:
Subject:

Heather Plunkett 
Wednesday, June 6, 2018 2:09 PM
Jeff Brady
friendsofdowntownglenview
Bess Hardware

Jeff, 

As a resident who drives to the train everyday, I have concerns about the plan for the Bess Hardware 
site.  Traffic on Glenview road is very heavy for a good amount of the day. 

Last night, I waited over 15 minutes to turn right off of Pine onto Glenview Road during the evening rush 
hour.  Downtown Glenview is a mess from 4:30pm -6:00pm every night.  This may only get worse if Amtrak 
adds twice as many trains as the Amtrak stops are 5 times as long as Metra. 

Adding 100 plus residents to that is a recipe for disaster.  There is no guarantee that the people who live there 
will take the train, many of them could very possibly work in the suburbs and be commuting/ trying to exit enter 
Pine Street at that hour. 

Additionally, we desperately need more train parking.  It would be great if that could be worked into the 
plan.  As it stands, many of us who purchase passes have nowhere to park because the lots are full prior to 
8:00am.  In the winter, there are half as many parking spots because of snow/ snow plowing. 

Lastly, our downtown severely lacks retail and restaurants.  There needs to be first floor space for that.  While 
the midtown was a great addition, I fail to understand why more than half of the floor level (3 storefronts) is a 
leasing office for a building that is full.  A leasing office provides no value to the residents of Glenview.   

We are surrounded by suburbs with really amazing downtowns - Glenview can do better! 

Thank you, 

Heather Plunkett 
1001 Elm Street 
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Tony Repp

From: Matt Formica
Sent: Wednesday, June 6, 2018 3:11 PM
To: Jim Patterson
Cc: Don Owen; Jeff Brady
Subject: FW: Bess site

FYI  

‐‐‐‐‐Original Message‐‐‐‐‐ 
From: Jen Roberts  
 Sent: Wednesday, June 06, 2018 2:27 PM 
To: Matt Formica 
Subject: Re: Bess site 

Matt, 

I appreciate the response.  

I’ve lived here 20 years, and I don’t understand how other communities are thriving and Glenview is not. The retail space 
that’s empty in Glenview isn’t necessarily attractive, but the Bess site is. I hope some restaurant looks past the rest of 
Glenview and sees what a gem could be made in that little piece of our town. 

I understand that the Village doesn’t control the market. I remember hearing that exact same thing when Dominicks 
stood empty for over a decade. My two cents is that some communities are booming, and some are not, and if our 
community can’t attract retailers and restaurants, then we need to look at how our community is run to determine how 
to spur growth. I don’t see it happening yet. 

Thank you, 
Jen Roberts 
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>> ‐‐‐‐‐Original Message‐‐‐‐‐ 
> From: Jen Roberts  
> Sent: Tuesday, June 05, 2018 6:42 PM 
> To: Matt Formica 
> Subject: Bess site 
>  
> Mr. Formica, 
>  
> As a 20 year resident of Glenview, I’m depressed as hell by the plans for the Bess site. Sounds we’re taking a loss and 
putting in more housing. Just what we need. 
>  
> I don’t know why Glenview hasn’t been able to revitalize itself like Arlington Heights or Park Ridge.  
>  
> I do know that we have an opportunity for a restaurant row, and somehow we’re going to blow it.  
>  
> Can you tell me why Glenview can’t manage to get retail and restaurants like the surrounding communities can? 
>  
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Tony Repp

From: Matt Formica
Sent: Thursday, June 7, 2018 10:49 AM
To: Jeff Brady; Don Owen
Subject: FW: Bess Hardware Site

From: Jim Patterson  
Sent: Thursday, June 07, 2018 10:35 AM To: 
Matt Formica 
Subject: Fwd: Bess Hardware Site 

From: alison.beitzel
Date: June 6, 2018 at 12:22:04 PM CDT 
To: Village Board of Trustees
Subject: Bess Hardware Site 

Dear Village President and Trustees, 
I attended the Village meeting last night and after listening to all of the discussion, I would like to let you 
know my thoughts and concerns in regards to the proposal for the Bess Hardware site. 

I have lived in Glenview for 5 years and moved here from Chicago.  I am a Mother of two children at 
Springman Middle School.  I love Glenview.  I love the schools and the neighborhoods.  I listened to the 
Financial Presentation last night and was happy to hear the positive economic health of our 
Village.  What I do not like is the lack of a vibrant downtown and the struggling Glen Town Center.  But, I 
have always been assured that Downtown Glenview is making a comeback.  With the Bess Hardware 
Site being sold to the Village, this is our chance to do something great for Downtown Glenview!! 

I heard the presentation from Jeff Brady and was completely disheartened.  Where is the enthusiasm for 
reinvigorating our downtown?  How are apartments going to do this?  Yes, we have vacant retail space 
in our downtown area.  To be honest, the space that is vacant is really unattractive and would need 
extensive renovations.  What retailer is going to do that if they think the downtown is dying and not 
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supported by the Village?  If you put apartments at this site, you are basically saying you do not want 
retailers to come to downtown Glenview.  These retailers have taken a chance on our downtown ‐ 
Mandarine home store, Core Power Yoga, Glenview Grind, Gustos and Forza Meats (coming soon)!  Why 
hasn’t the Village?  You say we do not have retailers “knocking on our doors”, but what marketing has 
the Village done to encourage retail stores and restaurants to come to Downtown Glenview?  A brand 
new building with plenty of retail space on the Bess Hardware site would be this encouragement 
needed.  It only takes ONE to completely change our landscape of downtown!   Once we have the 
momentum going with retailers and restaurants at the Bess Hardware site, the knocking on the doors 
should follow – just like it does in all of the other North Shore suburbs!  In regards to vacancies in the 
Glen, it is my understanding that the Glen is struggling to find smaller non‐chain retailers and 
restaurants because the rent is so high.  Are we now going to have a vacant Glen and downtown 
Glenview too?   

In addition to the obvious parking and traffic concerns, what is the demand for more apartments and 
what is the occupancy of the current ones that exist and the ones being built?  We have the Park Place 
Development on Waukegan, more condos across the street from them being built, even more down the 
road near Marianos in Golf, more being built on Lehigh and not to mention the ever expanding 
Glen.  How could there possibly be that much demand?   Also, what is the impact on our schools of 
adding 72 new units?  Our classrooms are already at capacity.  Where are all of these children going to 
go? 

I completely disagree with the trustee’s comment in regards to adding another restaurant to downtown 
would take away business from the other 3 restaurants nearby.  Clearly, you have never been to 
Glenview House on a Friday night!  Or any of our other neighboring downtown areas, like Wilmette or 
Evanston, for dinner.  In fact, the more restaurants in a downtown area actually ENCOURAGES more 
people to patronize them.  If one restaurant is full, another can get the overflow.  My family of 4 is 
constantly going to Wilmette, Evanston and other neighboring areas for dinner since there are not 
enough options here in Downtown Glenview.  Young families want a vibrant downtown with walkable 
options for retail and dining.  We are going to lose families/millennials moving up from the city to 
suburbs like Wilmette.   I don’t know what the 2011 downtown retail market study looked like and I 
don’t know who BDI is and what they did for their study, but it sounds to me that they did not talk to 
one young family or Mom in Glenview.  Why would we not hire a consultant to take a look at Hinsdale, 
Elmhurst, Downers Grove, Wilmette or Highland Park and help us understand how to do this in 
downtown Glenview??  I do agree with the comment that this should be a holistic approach to our 
entire downtown plan.  But, I do not see you doing this at all.  In fact, the opposite. 

I know several of my Mom friends who could not be at the meeting last night because of various 
obligations for their children.  If you have ever been to a Core Power Yoga class, you know that we have 
a lot of active Moms in Glenview (the daytime classes are PACKED!).  I know they fully support more 
retail space at the Bess Hardware Site, not more apartments, and they would be the ones actually 
patronizing them!  These young families are the future of Glenview and should be instrumental in 
making these decisions.   I understand you do not want be in the business of owning real estate and 
turning a profit.  But, it sounds like you are giving up to me. 

Please give Downtown Glenview a chance! 

Concerned Resident (and Mom), 
Alison Beitzel 
940 Woodland Dr 
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Tony Repp

From:
Sent:
To:
Subject:

Colleen Weatherford 
Thursday, June 7, 2018 11:00 AM
Jeff Brady
Bess Hardware Site Feedback

Hello, 

I grew up in Glenview and returned here to raise my family. In regards to the proposed condo development at 
the former Bess hardware site: 

-5 stories is too tall  
-More condos are not a desirable addition to east Glenview 
-More restaurants and/or family destinations ARE desirable. I am thrilled that Gusto, Glenview House and Ten-
Ninety are all thriving. I'd love to see a nice lunch and dinner restaurant added to the mix. If I am meeting a 
friend for lunch, I never choose Glenview. Northfield and Wilmette have nicer options. 
-Look to Northfield, Wilmette, Winnetka downtown shops. Why can't we have a Three Tarts Bakery, a Happ 
Inn or even a U Dawg U hot dog shop for kids to walk to after school? Or an Uncle Julios mexican restaurant? 

I hope the Village considers all the feedback of residents. I live in Glen Oak Acres and my entire neighborhood 
protested the Culvers development on Waukegan Rd. The Village did not care and went ahead with the plans 
with minor concessions. It would be nice to feel that giving feedback on the Bess Hardware site is not a similar 
waste of time. 

Thank you, 
Colleen McCall Weatherford  

-- 
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Tony Repp

From:
Sent:
To:
Cc:
Subject:

Gretchen Conlon  
Saturday, June 9, 2018 1:38 PM
Tony Repp; Matt Formica
Kieran Conlon; Kieran Conlon
Bess Hardware Site

Hi- I strongly think the Bess site should have more retail space and restaurant space.  We need more 
restaurants and retail to make Glenview more of a desirable location to visit especially since the site 
is right at the Glenview train stop. We can not make any upcoming meetings but would like to hear 
what the next steps are.  Thank you! 

Gretchen Conlon 
773.882.8427 
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Tony Repp

From: Matt Formica
Sent: Sunday, June 10, 2018 7:46 AM
To: Jim Patterson; Don Owen; Jeff Brady; EPatt@rsplaw.com
Subject: Maureen Pekosh: More Residents Not Answer For Downtown Revitalization | Journal & 

Topics Media Group

https://www.journal-topics.com/articles/maureen-pekosh-more-residents-not-answer-for-downtown-
revitalization/ 

Maureen Pekosh: More Residents Not 
Answer For Downtown Revitalization 
By Maureen Pekosh | on June 06, 2018 

If you’re a “Friend of Downtown Glenview”, you’ve seen the plans for the old Bess 
Hardware site. The proposal is for a densely populated apartment complex with some 
parking and very little retail space. Most residents do not agree with the village board that 
this is the ideal design for this site. Do our village board members ever go downtown? 

If more people live downtown, that will not make downtown more vibrant, just more 
crowded. What our downtown needs is more compelling reasons to hang out downtown, not 
more time stuck sitting in one’s car trying to traverse the already congested Glenview Road. 
Residents are questioning whether village board members care about resident quality of life 
and revitalizing downtown, or if they just want to revitalize their cash reserves. Residents 
want more retail, restaurants and destinations downtown. Dense housing just brings us more 
people using Glenview Road to get out of downtown Glenview. 

Not being an urban planning expert, I read what experts advise to help a struggling 
downtown. SEH, engineering, architecture, environmental and planning consultants serving 
public and private sector clients, suggests the most important feature in turning around a 
lacking downtown is to create a “sticky” area. When visitors stroll down downtown streets, 
they want an excuse to stop and enjoy their surroundings, chat with friends and family, 
notice and enjoy the sights in front of them whether they are vibrant restaurant fronts, 
enticing retail window displays, or just people watching. They suggest attractive seating 
opportunities combined with food trucks, live entertainment, or art on a weekend night 
monthly to accustom people to visiting the downtown area and begin thinking of it as a 
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destination. Clearly our village must do a little work to create a new mindset and perhaps put 
downtown Glenview on more even footing with The Glen. 

A downtown should be friendly to people without cars. There must be ample comfortable 
indoor and outdoor seating opportunities and green space. There should be a mix of 
destinations drawing potential visitors and once there, encouraging them to stay for a visit. 
Ease of walking and biking should be equally important to driving and commuting. Empty 
storefronts which are a cyclical result of the economy are instead an ongoing eyesore in 
Glenview. Empty windows combined with inconsistent groupings of storefronts and 
business types give our downtown no continuity. Getting to the point where there is pleasing 
consistency will take time. In the approximately 16 years the village has tossed around the 
term downtown revitalization, it seems individual sites have been improved without any 
overall uniformity. Coming downtown with a plan and a purpose is possible, but just 
strolling around downtown on an average evening is far from entertaining. 

Our downtown is currently a product of history rather than the result of any successful plan. 
There is not a plan that links our downtown inhabitants or ensures that a visit downtown 
holds sufficient interest to visitors to keep them coming. I walk or drive down Glenview 
Road every day and I cannot even recall what businesses inhabit the north side of the street. 
The area between Twisted Trunk and Mandarine with Morning Glory in the middle features 
a bench and outdoor plants. The windows of either flank contain interiors that could spark 
the interest of passersby, but further on down the block the buildings are nondescript, and 
their tenants do not contribute to the downtown experience. Crossing the street, there is a 
wide expanse of the OLPH parking lot, situated next to the parking lot for Heinen’s and the 
corner stores. Between Jimmy John’s and DDK there is the eternally empty shoe store and 
the previous Cookies by Design which is now a studio which provides a high degree of 
visual interest, and the Rock House where sounds might entice strollers during the evening. 
Downtown we find some art, some music, some interior design, some dining options, but 
after years of planning it still seems haphazard. 

When commuters travel past Glenview daily via Metra, their first impression of our town 
should not be some towering apartment complex. The village board must be firm and 
stipulate that this prime spot has the maximum retail and entertainment footprint on its 
ground floor. There should be ample green space to encourage the pedestrian experience of 
our downtown of which this building hopes to become a part. We cannot accept any 
proposal that does not add to our downtown revitalization vision. We do not just want more 
crowds, we want more thriving businesses. If your proposed building contributes to a 
budding bustling arts and dining scene, only then can we accept an increase in occupancy. 
Our town is not a crowded city. It is a suburb and must keep some of that integrity. 
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Downtown suburbia should be a place with where residents feel ownership. To foster this 
sense of proprietorship, there must be a sense of pride in the downtown, a center that 
engages visitors, and nurtures shared social experiences. As more and more retail must 
compete with online behemoths like Amazon, creative planners should attempt to attract 
businesses where physical presence is required. Core Power Yoga, a new business on 
Glenview Road, seems to reliably attract a crowd who then often pop into Glenview Grind 
for light refreshment. The coming Italian deli next door may also benefit by attracting the 
sweating masses post-workout depending on their offerings. People can’t eat virtually. A 
mix of restaurants at varying price ranges with open doors, open windows and outside 
seating, weather permitting, seems to be a huge contributor to other successful downtown 
turnarounds. 

Successful downtowns look like the backdrop one would want in a picture. Clearly all our 
unremarkable storefronts and parking lots do not lend themselves to being picturesque. 
While we have seating and green space in our downtown we also have buildings that are eye 
sores and storefronts that have long been vacant. For all the talk Glenview has hosted about 
a downtown plan, when push comes to shove, there never seems to be any master planning 
involved. A true plan would be based on activities the village wants to bring downtown, not 
just more big buildings. 

 

Sent from my iPhone 
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Tony Repp

From:
Sent:
To:

Subject:

Maria Mooshil 
Sunday, June 10, 2018 1:06 PM
Jim Patterson; Scott Britton; Michael Jenny; John Hinkamp; Deborah Karton; Philip 
White; Karim Khoja; Jeff Brady
Bess Hardware site comments

Greetings, Glenview village board members and staff,	

I am writing as a concerned resident who is greatly disappointed with the apartment/condo project 
being proposed for the old Bess Hardware site in downtown Glenview. This key and important 
location should be developed into something that benefits all village residents, a place where people 
can shop or eat or engage with one another. Glenview's downtown has some good, solid shops and 
eateries, but it still lacks that certain something that makes it a place everyone wants to enjoy and 
patronize, a place for community and engagement. An apartment building with a tiny 700-square-foot 
shop definitely lacks that certain something, and after attending last week's board meeting, I know I 
am not the only one who thinks so. So I am truly puzzled and surprised that you, as village 
custodians, seem content with this planned development. Thusly, I have some questions and 
comments for you: 	

1. Why were other proposals not presented or discussed at the June 5 board meeting? Why is the
Drake proposal the only option on the table? There were a couple of slides shown regarding 
restaurants: one displayed the extraordinary revenues/tax benefits restaurants bring the village and 
the other showed three ways in which the Bess site could be turned into a restaurant and the costs 
involved. A renovation of the existing building into a restaurant was seemingly quite cost effective, yet 
there was no discussion about whether a restaurant was even considered for the site or why one 
apparently could not be drawn into the mix. Did the village even seek proposals from restaurateurs or 
concept developers? If so, what was the response? Could we shake the trees a little more and 
harder? Residents deserve an explanation of why the Drake proposal is the only one on the table. 	

2. Why do you as board members believe this apartment/condo building is the only reasonable option
for the site? We have several housing projects that have recently been or are currently being built 
(coincidentally by Drake) near the town center. Do we really need another housing complex? And in a 
spot that could be so much more? It is unclear how much effort was put into attempts to draw 
proposals from commercial developers. Could this be more fully explained at the June 19 board 
meeting? 	

And if the Drake proposal is a foregone conclusion -- and this boring and terribly uninspired 
development is going to be built no matter what residents think -- then please take into consideration 
the following:	

1. A single 700-square-foot retail space is laughable. Why is there not retail space all along the
ground level? Such a basic concept -- condo development 101! This building would be located across 
from a train station, for goodness' sake. As things stand, unless you are a resident of this complex, 
there will be little to no reason to have any engagement with this building whatsoever. What a wasted 
opportunity! 	
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2. More green space around those trees, please. Wide sidewalks are welcome, of course, but there is
plenty of room for more grass or plantings to alleviate the feeling of a concrete jungle. 

3. As some compassionate, civic-minded women at the June 5 board meeting advocated, ensure that
some of the units are Section 8. Affordable housing should be a reality, not just a talking point. 

It seems from all I see on social media that the board is prepared to approve this plan at the June 19 
board meeting. However, I ask that you A. hold off until these and other questions are addressed and 
B. perhaps even reconsider the whole direction of this proposal and start anew. You as trustees have 
a golden opportunity to do something transformative for the downtown area and all of Glenview's 
residents. Please do not let us down. 	

Thank you for your time. 

Maria Mooshil	
950 Central Road	

106



1

Tony Repp

From:
Sent:
To:
Cc:
Subject:
Attachments:

Hedrick John  
Wednesday, June 13, 2018 8:44 AM
Jeff Brady; Jeff Rogers
Jim Patterson; Matt Formica; Don Owen
BESS Site - FDG "clarifications"
Arch Handout Response Half Sheet.John Final.pdf

Jeff, since our initial FDG Design input was rushed for the BD Meeting schedule, I thought it might help you to have this condensed 
version in preparation for next Board meeting consideration. 

We’re trying to balance an “understandable” public position of support (per general issues), with technical design detail that could be 
addressed over time.  As you know, this isn't easy!   

Hope this helps.  Please share this with other staff and Board members as you deem appropriate. 

John 
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Tony Repp

From:
Sent:
To:
Subject:

Ellen Duffy  
Thursday, June 14, 2018 6:44 PM Jeff 
Brady
Bess Hardware site

Jeff, 

  I wanted to let you know how frustrating it is to see the drawings of the proposed Bess hardware 
site. I am so tired of Glenview getting it wrong. I do not want our town to look like Arlington Heights. 
The building is to tall and massive for that area. The last thing we need is more condos.  

  I feel like this is already a done deal and the Village of Glenview does not listen to its citizens. I am 
beyond disappointed.    

      I hope that you take the time to for once listen to us, Ellen and Kevin Duffy 

Ellen Duffy  
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Tony Repp

From:
Sent:
To:
Subject:

Tanya  
Thursday, June 14, 2018 6:30 PM 
Jeff Brady
Bess Hardware sight 

Good Afternoon, 

I have seen the plans for the Bess Hardware sight in Glenview and I would love to see Glenview consider 
something different. I have always been a fan of cities with vibrant walkable downtowns. I think Glenview 
could do better with the Bess Hardware site considering it is just off the train line  that feeds both Metra and 
Amtrak. Using that space for mostly apartments is a wasted opportunity.  I lived in Fort Sheridan and in 
Highland Park and I loved the downtowns in Highwood and Highland Park.  Glenview's downtown has a 
smaller footprint and almost nothing worth getting off the train for.  The Bess site could be something special 
because of the proximity to the train ‐ it could attract people into Glenview and would also entice business 
from the plethora of daily commuters. 

The two things that I think would be amazing for Glenview would be an indoor market of vendors not unlike 
the one in Columbus, Ohio.  Even, a falling down city like Wheeling, West Virginia has a thriving indoor market 
with artists and food vendors. These markets are more affordable than big retail spots because more 
vendors/renters can fit into the building keeping indivdual rent lower which means less vacant retail.  The 
more vendors in a spot ‐ the more attractive the destination.  In the past several years vintage and 
artisanal markets are springing up all over the city and spreading into the suburbs. Why not have a year round 
one right here?  

http://www.northmarket.com/ 

North Market | Columbus, Ohio 
www.northmarket.com 

We are butchers, bakers and candy makers. We are 
fishmongers, greengrocers and restaurateurs. We grow, 
catch, find, make, produce, distribute, cook, create and 
invent our wares. 

Or use the space to make an unique walkthrough like Nickels Arcade in Ann Arbor. You could still have 
apartments above with this plan but the being able to walk in all kinds of weather through an attractive 
covered pathway would make it a landmark worth visiting.    

https://www.flickr.com/photos/tags/nickelsarcade/ 
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Downtown Glenview really needs a showstopper ‐ not just a cookie cutter apartment complex.  
 
Best,  
Tanya Klatt  
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Tony Repp

From: Don Owen
Sent: Friday, June 15, 2018 1:35 PM
To: Jeff Brady
Cc: Tony Repp
Subject: FW: Downtown Glenview Revitalization and Bess Space Plans

-----Original Message----- 
From: Sarah Airola 
To: Board of Trustees
Sent: Sun, Jun 10, 2018 11:28 am 
Subject: Downtown Glenview Revitalization and Bess Space Plans 

Hello All -   

I attended this past board meeting (last Tuesday) and I would like so share some thoughts my husband and I both have 
on the future of downtown Glenview and specifically the former Bess Hardware space.   

I do appreciate the effort you are making as a board to revitalizing downtown Glenview.  As I am currently working with a 
partner to find a space for an upscale restaurant on Glenview Road, I know the challengers that are involved.  

Although we do have ample "retail" space available, the actual cost we are finding to convert any existing space is more 
along the lines of $125-150 per square foot vs. the $50 per square foot estimate that was shown during last week's 
meeting.  This is specific to a restaurant space and included following all of the current heath and safety as well as 
sanitation codes.  This being said, I feel strongly that if the old Bess space is torn down, it should required to house some 
sort of restaurant.  It is much easier to build out a space to the current code requirements from scratch than it is to convert 
any of the current retail spaces.   

I left the meeting feeling that many Glenview residents see the Bess space as an opportunity to beautify and enhance our 
downtown.  That being said, if the board sees this as an opportunity to give the town what they want (ie: green space, 
parking, restaurants) and that means losing some of the cost spent on the purchase of the space, I feel strongly that 
would be supported. 

I would be happy to speak further with any of you on any of the above.  I do appreciate your efforts to help make Glenview 
the best version of itself. I believe this can be an opportunity for us to work together, younger families and old.   

Thank you! 

--  
Sarah Airola  
2005 Prairie St  
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Resolution 
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Sale of 1850 Glenview Road 
RESOLUTION NO. ______ 

 
 WHEREAS, the Village of Glenview, (“Village”), is a home rule municipality located in Cook 
County, Illinois;  

 
WHEREAS, in January 2017, the Village purchased the former Bess Hardware site and in October 

2017, the Village acquired a portion of former Metra land to the west of the former Bess Hardware site; 
 
WHEREAS, the Village now owns 0.927 acres of land at 1850 Waukegan Road, which was the 

former location of the Bess Hardware site and a portion of former Metra owned land (“the Property”); 
 
WHEREAS, the Village marketed the Property to solicit interest in acquiring and redeveloping 

the Property consistent with the Downtown Development Code; 
 
WHEREAS, the Village received a number of competitive offers to purchase the land with 

accompanying development plans; 
 
WHEREAS, following the evaluation of all the submitted proposals, the Corporate Authorities 

have selected the proposal put forward by The Drake Group (“Drake”)    
 
 WHEREAS, the attached Purchase and Sale Agreement (the “Agreement”) regarding the sale of 

the Property and the attached development plan has been reviewed by the Corporate Authorities; and, 
 
WHEREAS, the Corporate Authorities have determined it to be in the best interest of the Village 

to enter into the Agreement. 
 

 NOW, THEREFORE, BE IT RESOLVED, by the President and Board of Trustees of the Village of 
Glenview, as follows: 
 

That the President and Village Clerk are authorized to execute the Purchase and Sale Agreement 
by and between the Village and Drake, subject to final Village Attorney approval. 

   
PASSED this ________ day of ________________, 2018 
 

 AYES: ________________________________________ 
 

 NAYS: ________________________________________ 
 

 ABSENT: ______________________________________ 

   
APPROVED by me this ______ day of _____________, 2018 

 
_____________________________________ 
James R. Patterson, Jr., President of the Village of 
Glenview, Cook County, Illinois 

ATTEST: 
_________________________ 
Matthew J. Formica, Village Clerk 
Village of Glenview, Cook County, Illinois  
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Attachment 9:

June 5, 2018 

Purchase and Sale Agreement 

with Attachments 

(To Be Updated prior to June 19, 2018 Board 
of Trustees Meeting) 
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