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Introduction 

The following report is intended to provide a detailed description and background for the proposed 

redevelopment of a portion of the Buffalo Grove Golf Course property and the Village of Buffalo Grove 

municipal campus.  The information contained within this report is considered to be purely in draft form 

and subject to change depending on multiple variables that could affect the project.  In addition, the 

information contained herein is provided as a basis for the potential conveyance of all or portions of the 

Buffalo Grove Golf Club property and parcels representing the municipal campus (to include the Village 

Hall, Public Service Center and Police Department tracts), in addition to ancillary structures to include 

the Youth Center and the wireless telecommunications tower currently controlled by a long-term lease 

agreement.  Accordingly, the information conveyed in this document is subject to change and does not 

provide any agreement to convey any portion or entirety of any Village-owned parcels.   

Likewise, the financial assumptions used in this report are purely speculative and do not assume or 

imply that any financial arrangements are agreed upon, or will be agreed upon, by the interested 

parties.  Certain segments of financial and other information contained in this document are considered 

to be evolutionary, meaning that placeholders have been indicated for areas of future population of 

data as it becomes available and upon the preparation of a successful redevelopment strategy. 
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Project Description 

Summary 
The Village of Buffalo Grove has had ongoing discussions with CRM Properties Group, Ltd. concerning 

the development of a central business district project within the Village limits, and more specifically in 

the vicinity of the Lake Cook Road and Buffalo Grove Road corridors.  CRM Properties Group, as the 

potential developer, has developed the Deerfield Town Center project, as well as several other retail 

centers in Chicago, a more detailed account of project experience will be provided by the developer.  

CRM Properties Group is represented by its principal, Charles R. Malk, as well as Senior Vice President 

Chris Siavelis and Vice President  David Malk.  CRM Properties Group is a registered BCA Domestic 

Corporation in good standing.  It is anticipated that CRM Properties Group would establish one or more 

limited liability corporation structures to accommodate the proposed development project.  At this 

time, CRM Properties Group is the sole developer of this project, a joint venture or investment partner is 

not under consideration, and the Village’s development assumptions do not contemplate association 

with any joint venture to complete the project. 

The basic project components include the following elements: 

1. Acquisition of a portion (approximately 50 acres) of the Buffalo Grove Golf Club property, 

including the clubhouse, driving range and existing maintenance facility; 

2. Acquisition of the Village Hall, Public Service Center, Police Department and Youth Center 

parcels on the municipal campus; 

3. Demolition of all existing site improvements and preparation of site improvements in 

anticipation of the redevelopment project; 

4. Remediation of 100-year floodplain and floodway present within the development area in 

accordance with Metropolitan Water Reclamation District and Lake County Stormwater 

Management Commission regulations; 

5. Development of approximately 65 acres to include the following: 

a. 323,000 SF of retail structures, including a department store, several secondary retail 

anchors and in-line retail spaces, a grocery store, pharmacy, and bank; 

b. 55,000 SF of sit-down and fast casual restaurants; 

c. 66,000 SF of office and medical office uses; 

d. 45,000 SF of movie theater space comprising eight screens; 

e. 34,000 SF of live performance theater, to be owned and operated by a public entity; 

f. 25,000 SF of museum space (or similar); 

g. A new combined municipal campus, with the potential to include administrative space 

for the Buffalo Grove Park District; 

h. Three residential towers, two comprising eight-stories and one comprising ten stories, 

to contain owner-occupied residences, for a total of 266 units; 
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i. 325 units of rental residential units, to be located on upper stories of the retail/office 

district; 

j. A 3 acre (approximate) “European Plaza,” containing open green, an outdoor stage, 

Millennium Park-style fountain and Bellagio-style entrance fountains; 

k. Parking of 4,500 vehicles in surface parking lots and a parking structure, necessary 

loading and circulation facilities to accommodate the proposed uses; 

l. Streets, sewers, water main, trail connections and other ancillary site improvements to 

support the development and provide sufficient interconnection with existing land uses 

in the vicinity of the project. 

6. Programming and event planning to provide entertainment and community activities within the 

proposed development, a list of which can be found in the developer’s presentation materials. 

Private Development 
It is anticipated that approximately 53 percent of the site development will be dedicated to retail, office 

and commercial space plus ancillary parking and circulation.  Specifically, the developer proposes to own 

and operate all commercial and residential properties.  In addition, it is contemplated to enter into an 

operating agreement with the developer to maintain and program the European Plaza area, with 

common area maintenance (CAM) charges assessed to benefitted tenants (including the Village for its 

representative share, which has not yet been identified.) 

Public Development 
Public components of the project would include the development of a municipal campus to include a 

new Village Hall (with potential to include administrative office space for the Buffalo Grove Park 

District), Public Safety complex, a new Public Services Center complex, ancillary parking and circulation 

components to serve the aforementioned uses, public streets with on-street parking, water and sanitary 

sewer utilities. 

Additional public components that are contemplated in the concept plan include a performing arts 

theater and museum (or similar.) These components are not specifically designated for Village 

ownership or operation; partnerships with other public entities may be required to provide the impetus 

for these projects. 

Other Development 
It is anticipated that a complex and substantial underground compensatory and flow control 

infrastructure would need to be developed to effectively manage stormwater from the proposed 

development as well as the accommodation of existing floodway flow crossing the site from the Buffalo 

Creek and Farrington Ditch waterways.  At this time, the ownership and maintenance of these facilities 

has not been identified and may be further defined by regulatory requirements of jurisdictions having 

authority over such matters.  It is anticipated that a CAM charge will be required for at least a portion of 

this operating expense. 
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Retail Mix 
The developer contemplates four components to the retail offering: 

1. A fashion/apparel district anchored by a two-story department store located at the north end of 

the European Plaza and flanked by higher-end apparel retailers to the east and west of the 

department store property; 

2. In-line lifestyle retailers flanking the European Plaza with specialty retail offerings such as 

housewares, electronics and furnishings.  This in-line retail component could also include 

boutique retail space; 

3. A service/retail district located between the department store and the residential towers 

designed to provide neighborhood commercial services (dry cleaner, deli, etc.); and 

4. A commercial retail district oriented toward Lake Cook Road to include uses supportive of the 

development as well as convenient to commuters using this well-traveled corridor.  These uses 

would include a specialty grocer, pharmacy, bank and food service users. 

It is important to note that the targeted retailers for this development will be lifestyle-oriented but not 

exclusively high-end users.  A retail mix with sufficient variety to attract several income groups to the 

site is imperative to develop the critical mass necessary to sustain the development. 

Project Themes 
The proposed development contemplates the following themes to provide for a true-to-form central 

business district: 

1. Entertainment District – the provision of public and private amenities such as a movie theater, 

performing arts theater, cultural attraction and outdoor event venues provides the opportunity 

for residents of the development, the Buffalo Grove community and the region to gather, 

celebrate and promote the quality of life that defines Buffalo Grove.  Sufficient programming of 

the development will be necessary and beneficial – providing high-quality venues for signature 

events such as Buffalo Grove Days, the Farmer’s Market, outdoor concerts and more. 

2. Public Services District – the redevelopment of the Village Campus provides the opportunity for 

residents and business leaders to conduct public business while enjoying the amenities provided 

by the site.  Further, public buildings may be designed in such a manner to integrate with the 

many events and programming that could occur in the development. 

3. Retail and Dining District – a diverse mix of lifestyle-retail, community services, sit-down and 

fast casual restaurants and boutiques provides an opportunity to redefine Buffalo Grove’s retail 

climate, providing a foundation for the development and redevelopment of retail offerings to 

residents and patrons who live and work in Buffalo Grove. 

4. Residential District – the development of approximately 590 new residential units, in rental and 

for-sale formats, provides Buffalo Grove an opportunity to capture young professional and baby-

boomer residents who are seeking a central business district lifestyle, while living amongst the 

combination of high-quality schools, parks and other quality of life attractions offered by few 

other communities.  The quiet environs afforded by ample park and open space surrounding this 
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development provides a unique mix of urban-style development within an expansive setting, 

with strong connections to many current recreational offerings in adjacent and nearby Park 

District and Lake County Forest Preserve properties. 

Model Developments 
Staff has identified two model developments which reflect complimentary goals to this project: 

1. Kierland Commons, Scottsdale, Arizona.  This 434,000 square foot lifestyle center is considered a 

very successful mixed use development, developed and managed by Macerich in 2000.  For 

additional information, visit:  www.kierlandcommons.com 

2. BelMar, Lakewood, Colorado.  This 103-acre lifestyle-center campus contains a mix of office, 

residential and retail facilities, including a significant emphasis on outdoor spaces for dining and 

entertainment, and a strong affinity for public art.  The project was developed in 2004 by 

Continuum Partners, LLC.  For additional information, visit: www.belmarcolorado.com 

It is anticipated that the development patterns and amenities form these developments will be 

reviewed and, where prudent, replicated for the Downtown Buffalo Grove project. 

Branding 
The proposed development would be branded as a central business district style development, with a 

strong emphasis on entertainment and lifestyle center offerings.  Residential development is proposed 

to be marketed as upper-middle to high-end offerings. 

  

http://www.kierlandcommons.com/
http://www.belmarcolorado.com/
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Development Impact 

The proposed project will have significant financial, land use, economic and social impact on the 

community.  The information below summarizes, generally, the financial/economic and land use impacts 

associated with the proposed development and as currently conceived. 

Financial Impact 

Construction Impact 
The proposed project is estimated to have a total construction impact of $320 million, consisting of $216 

million in private development, $42 million in public facility development and $62 million in site and 

infrastructure development.  The quoted figures do not include the price of land acquisition, which will 

ultimately need to be developed for the project.  The table below details the order of magnitude 

construction impact. 

Table 1. Order of Magnitude Construction Costs by Type 
(Exclusive of Land Acquisition) 

Retail / 
Commercial 

Residential 
Ownership 

Residential 
Rental 

Public Facilities Site 
Improvements 

& Public 
Infrastructure 

Total 

$106,775,000 $57,456,000 $52,830,000 $42,625,000 $62,000,000 $321,686,000 

 

Retail Economic Impact 
In addition to the initial development impact, a significant gain in retail sales would be achieved by the 

development.  Working in coordination with the developer, estimates have been developed for each 

retail user on the site.  Conservative estimates were developed using lower-than-market averages of 

per-square-foot sales, as depicted in Table 2.  Within the first year of full retail build-out, the 

development is anticipated to conservatively generate approximately $100 million in retail sales.  By 

comparison, this would represent a 22 percent increase over the Village’s total 2011 retail sales of $450 

million. 
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Table 2. Estimated Retail Sales by Use – Full Build-Out 

Use Sales per Square Foot (basis) Total Projected Sales (Annual) 

Grocery – Food $600 $19,440,000 

Grocery – Prepared $600 $2,160,000 

Pharmacy $600 $9,600,000 

Department Store $150 $11,100,000 

Apparel – Jr. Anchor $350 $10,500,000 

Other Anchors $225 $11,250,000 

Restaurant – Fast Casual $350 $12,250,000 

Restaurant – Full Service $300 $9,000,000 

Miscellaneous Retail $500 $15,000,000 

Movie Theater – Concession $24.36 $1,100,000 

Total $101,400,000 

 

Retail Financial Impact 
Using the current sales taxes received by the Village, including the 1.0% portion of the Retailers’ 

Occupation Tax, the 1.0% Home Rule Sales Tax, and the 1.0% Food & Beverage Tax, staff has prepared 

estimates of sales tax impacts that could be achieved by the project, based upon the sales assumptions 

provided by the developer and detailed in Table 2.  In total, the development would generate an 

estimated $2.0 million in sales tax receipts upon full build-out, as follows: 

Table 3. Estimated Retail Sales Tax by Tax Type – Full Build-Out 

Tax Rate (%) Receipts (Annual) 

Municipal Sales Tax (ROT) 1.0 $1,009,240 

Home Rule Sales Tax 1.0 $810,952 

Food & Beverage Tax 1.0 $212,500 

Total $2,032,692 

 

Equalized Assessed Valuation Impact 
A full valuation estimate based on the proposed construction has not yet been finalized.  Additional 

information will be gathered and analyzed should the project proceed and based upon a final concept of 

the project. 

Land Use Impact 

Adjacent Uses 
Consideration must be given to the impact of the proposed use on adjacent land uses, most notably 

residential properties located northwest and east of the proposed site.  Sufficient screening, buffering, 
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traffic management and noise controls would be necessary to protect residential properties located 

adjacent to or near the site. 

Traffic analysis of daily trip generation for automobile traffic using Lake Cook Road, Raupp Boulevard, 

Church Street and Old Checker Road will be required.  It is anticipated that intersection improvements 

would be required at Raupp Boulevard and Lake Cook Road, additional permits from the Cook County 

Highway Department are anticipated by virtue of the crescent entry street offering two additional 

entrances to the site from Lake Cook Road. 

Impact on Vicinity 
The addition of 400,000 square feet of retail, office and residential space in the central Buffalo Grove 

area will have positive and negative consequences for various properties.  A market analysis is 

recommended to better understand the impacts on nearby shopping centers, particularly the Town 

Center development, and secondarily Chase Plaza and The Grove centers. 
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Project Approach 

Project Challenges 
A number of hurdles face the development of this project, including but not limited to: 

1. Floodplain Mitigation – the presence of significant floodplain coverage on the proposed site 

would require complex and expensive flood mitigation measures to a) prepare the site to accept 

development and b) provide sufficient detention to accommodate additional storm water 

generated by the new construction.  

2. Land Use Amendment – the Village will need to accept the proposed development as a 

preferred use and further amend the comprehensive plan and other regulatory 

documents/plans in order to proceed further with consideration of the project.   

3. Financing – the costs of site preparation, floodplain mitigation and necessary infrastructure to 

serve the proposed site elements will likely require the provision of multiple sources of public 

and private financing, each of which bringing with it a number of restrictions on the type and 

use of financing.  It is anticipated that consideration of tax increment financing, business 

improvement districts and special service areas will be necessary to provide sufficient capital to 

develop the project. 

4. Development Plan & Agreement – the size, scope and complexity of the project will require an 

exhaustive development plan, inclusive of overall project phasing, leasing benchmarks, facility 

phasing and infrastructure development milestones.  A number of these variables could impact 

the ability to fully develop all elements of the proposed plan. 

5. Relocation of Municipal Campus – the phasing, development and relocation of three key 

municipal facilities, as well as the possible reprogramming of the municipal golf course, presents 

unique challenges to ongoing Village operations.   

6. Intergovernmental Cooperation – the establishment of certain identified uses, such as a 

museum and a performing arts theater, will require the participation of other taxing districts 

and community organizations.  Individual project goals and milestones would need to be 

developed and financially programmed by the respective unit of government proposed to own 

and operate these project elements. 

Regulatory Process 
Currently, there is no zoning or comprehensive plan vehicle to accommodate the proposed 

development.  It is proposed that the project would follow two tracks in the land use regulation 

approval process: 

1. Track One – Concept Plan and Site Plan.  Within this track, the developer would submit revised 

concept plans for review and feedback from the Plan Commission.  As the concept plan evolves 

and project determinants become known, the concept plan would evolve to a site plan including 
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full analysis of building envelope, setbacks, height and density requirements, parking, loading 

and circulation, drainage, utility infrastructure, screening and buffering, use mix and other 

impacts. 

2. Track Two – Land Use Framework.  Concurrent with Track One, the developer and the Village 

would work cooperatively to develop a new zoning district to accommodate the proposed 

development, inclusive of the site planning and amenities provided for in Track One, as well as 

architectural design standards, landscaping, screening and signage packages.  It is proposed that 

a pattern book be developed for each of three categories: a) architecture and building design, 2) 

site elements and amenities and 3) signage.  The purpose of the pattern book process is to 

provide a range of acceptable development standards within which the developer may market 

and build out sites with some degree of latitude to exchange certain site elements for others, 

while providing a baseline development standard that is acceptable and desirable to the Village. 

It is anticipated that the results of Track One and Two would combine to create the required zoning and 

planned unit development documents to permit the project. 

Development Framework 
It is anticipated that a multi-phase development agreement would be negotiated with the developer 

inclusive of the developer’s and Village’s responsibilities to the project, financial commitments, phasing 

strategy, ownership components and performance benchmarks throughout the life of the project.  In 

addition to the a development agreement, additional agreements pertaining to operations and 

maintenance, allocation of maintenance fees and management structure would be necessary.  It is 

recommended that a owners’ association be created to cooperatively program and maintain the 

development and protect the entities’ mutual interests. 

Project Timeline 
As this is a complex and multi-stage project, it is estimated that the development of the retail, office, 

public facility and residential rental components of the project would take three- to seven-years, as 

detailed in Figure 1.  The development of the residential ownership component of the project may take 

several years, dependent on market forces.  

While the project elements shown below are represented in sequence, it is anticipated that many 

functions would occur independently and/or cooperatively.  A better defined project management 

scheduled would be developed as the project evolves and becomes clearer. 
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Figure 1. Overall Project Phasing 

 

Project Development 
Within the first phase, the following outcomes would be necessary for, and in support of, the adoption 

of a development agreement: 
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Development Review Committee/Plan 
Given the magnitude of the proposed project, staff recommends the appointment of a committee to 

guide and develop the planning process, consisting of representatives of: 

1. Developer’s Team (principals, architects, engineers, attorneys and finance professionals, as 

appropriate); 

2. Village staff (planning, engineering, finance, legal and golf, as appropriate); 

3. Plan Commission chairman and designee; and 

4. Village Board designees. 

Working collaboratively and under the direction and leadership of the Office of the Village Manager with 

reporting to the Village Board, staff believes that this structure will provide the most beneficial and 

comprehensive oversight to ensure a successful and through review of all of the necessary project 

elements. 

External Assistance 
As part of this project, staff also recommends engaging the services of experts in the following subject 

areas at the appropriate time and subject to approval by the Village Board: 

1. Legal.  Attorneys specializing in large-scale mixed use developments, tax increment financing, 

business improvement district and special service area designation and other development 

support are recommended to ensure proper legal, regulatory and financial oversight of the 

project elements on the Village’s behalf. 

2. Market Analysis.  A comprehensive analysis of the market potential of the proposed 

development, absorption periods of each proposed use, challenges to creating the appropriate 

tenant mix and impacts on nearby commercial areas is critical to understanding the necessary 

project elements, phasing and financing.  The results of the market analysis will form the 

foundation of the marketing strategy for the development and provide reasonable expectations 

for development of key desired uses in the project area.  In addition, the outcome of the market 

analysis may also identify other opportunities or challenges that should be addressed in the 

general vicinity as it pertains to commercial activity in the Village. 

3. Tax Increment Financing/BID/SSA Analysis.  A thorough review of eligibility requirements, 

development of a statutorily qualified redevelopment plan, convening of a Joint Review Board, 

coordination with affected taxing districts and regulatory approvals of the required economic 

development mechanisms will require significant time and expert advice to complete the 

project. 

4. Site Planning/Project Concept Development.  A team of urban planners, civil engineers, 

architects and landscape architects will be necessary to provide for the appropriate type, 

quality, density and sustainability of the proposed development project. 

5. Space Needs Analysis.  In order to provide sufficient space for the Village’s municipal campus 

over the planning horizon, a space needs analysis should be developed for public works, 
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administration and police functions.  Additional consideration of possible commingling of 

Village/Park District services would be prudent as a part of this analysis as well. 

6. Golf Course Planning.  A specialist in the field of market analysis and product positioning, design 

factors and space needs in the golf industry will be required to determine the optimal service 

offerings of the Buffalo Grove Golf Club and ensure viability in concert with the proposed 

project. 

It is anticipated that some of the aforementioned expert consultants may be cooperatively engaged 

between the developer and the Village, while others such as legal services, TIF and golf course planning 

services, would be managed solely by the Village.  Certain costs incurred may be recoverable through a 

TIF district, if ultimately enacted. 
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Concept Plan Comments 

A staff team consisting of engineering, planning, legal, financial and golf disciplines has performed an 

initial review of the concept plan and provides the following preliminary comments: 

1. The orientation of the Village campus is not ideal, preferred locations for Village Hall/Police 

would be oriented to the western proposed boundary, maximizing accessibility to the balance of 

the golf course property.  The Public Services Center location may be adequately integrated in 

its current locale on the plan, further analysis of space needs and outdoor lot space is required.  

Attempts should be made to unify the municipal campus.  Is there an opportunity for a public 

courtyard, plaza or walkway to do so? 

2. The size of Village facilities is purely estimated, it is probable that the space needs analysis will 

produce additional building square footage based on a 23-year planning horizon.  The possibility 

exists to go to multiple stories for some facilities, minimizing the impact on building footprints.  

A covered parking facility for police is strongly desired, this element could be incorporated into a 

proposed building or freestanding and subject to cost considerations.  The area of the municipal 

campus should be appropriately sized to accommodate the space needs in the planning horizon. 

3. Preliminary conversations with the Buffalo Grove Park District indicate that the development of 

a performing arts theater may be a longer-term project, and that the Park District would prefer 

this type of facility to be integrated with a possible community center facility, oriented to the 

north of the site to leverage programming opportunities adjacent to Willow Stream Park. 

4. The current configuration provides nearly eight holes on the balance of the golf course property, 

the site will have to be designed to accommodate a minimum of nine holes for possible future 

operation of the course.  Future consideration of use of part or all of the golf course property 

may be warranted if the size of the municipal campus is overly-restricted in the development. 

5. Parking ratios on the site seem to be high, staff would like to explore the parking ratios and seek 

shared parking arrangements where possible to reduce the impact of the development. 

6. General concerns have been expressed regarding the ability to provide for as much developable 

area as shown on the plan, given considerable floodplain mitigation requirements. 

7. The height of residential towers (two – eight story and one – ten story) will be of concern to the 

Village and impacted neighboring residential properties. 

8. The visibility of the Village’s public works yard from the residential towers will likely require 

extensive screening to minimize views of undesirable uses.  Staff has explored the concept of 

relocating the PSC off of the Village campus, but this is undesirable from an operations 

perspective and particularly disadvantageous in supporting public events and festivals.  

Additional analysis of on-site vs. off-site possibilities is warranted. 

9. A site for the golf course club house and maintenance building will be required.  The 

maintenance facility does not have to be located on the proposed development site, but would 

optimally be located in close proximity to the course.  
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Additional Financial Information 

This section has been intentionally left blank and is intended for additional review and input as part of 

the planning process. 
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